




Dear Board Members, 

I am the owner of 501 Kernodle St, Rockwall, TX 75087.  This property was developed more than 150 
years ago and currently sits on just shy of an acre of land.  While this was common in 1883, it is no 
longer common today nor is it sustainable.  This is in large part due to poor drainage on the property 
that has been caused by the elevation of Margaret and Kernodle Streets.  Significant lot drainage 
modifications need to be undertaken to mitigate further damage and degradation of the historic home 
at this site.  The most impactful is the relocation of the long gravel driveway.  Replacing this driveway 
with a concrete alternative on Williams.  This will allow a swale to be cut from West to East.  This swale 
is needed in order to divert the storm water that drains from the City streets onto the property, and 
under the historic home.  These streets are higher than the property’s foundation. 

It is our intention to restore and protect this historical property and put it on a course to be maintained 
for another century.  To date, we have literally dug the home out of the ground.  We have installed a 
$10,000 French drain and sump pump system to protect the home from the watershed that is occurring.  

Our plan is to subdivide this property into multiple properties.  This could be as many as four total, or as 
little as two.  We believe this will put the property on a path to preservation and create a maintenance 
and upkeep situation that is sustainable for another century.   

We cannot continue with our subdivision and drainage planning without first requesting the variance we 
seek today.  We are requesting a waiver and variance of the City of Rockwall and the Texas Department 
of Transportation minimum entrance spacing.  The approximate spacing I am requesting is 140’ on each 
side vs the 200’ minimum.  This request is consistent with the neighborhood, area, and the immediate 
vicinity.  In fact, there are 7 driveways within 200 feet of the proposed site.   

In my attached site plan, I have modified the original plan to accommodate the City of Rockwall’s safety 
concerns.  This new plan only allows entrance and exit into or from the westbound lane.  This plan also 
allows for adequate turning radius and back up aprons, which will prevent the need and ability to 
reverse onto Williams. 

Upon approval of this variance and the associated permit, we will finalize and submit a subdivision plan 
and our drainage improvement plans.  These plans will address the drainage issues associated with the 
current lot plan – which will further protect the unique historical home we own. 

As multigenerational residents, citizens, and property owners of the City of Rockwall and Rockwall 
County, it is our goal to increase property values, maintain the unique and historical nature of this 
property, and create more housing options within this highly desirable area. 

 

Sincerely, 

 

Tim Herriage and Jennifer Raney Herriage 
Jennifer’s Homes, Inc 
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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: April 21, 2022 
 

APPLICANT: Tim Herriage 
 

CASE NUMBER: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street 
 
 

SUMMARY 
 
Hold a public hearing to discuss and consider a request by Tim Herriage for the approval of a Certificate of Appropriateness 
(COA) for a High Contributing Property being a 0.7096-acre parcel of land identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
BACKGROUND 
 
The structure at 501 Kernodle Street was constructed in 1885 by M. H. 
McCoy.  Mr. McCoy was a local businessman who also owned 
Rockwall’s first hardware store and later became a prominent banker.  
The home was purchased by Jim and Pat Buttgen in 1977.  During 
their tenure in the house the Buttgen’s completed several remodels of 
the home including: [1] finishing the attic into a large bedroom and 
bathroom, [2] added a den to the lower level, [3] restoration of the pine 
floors throughout the home, and [4] added kitchen cabinets.  During 
the remodel of the home, the Buttgens discovered the remains of a 
unique underground watering system invented by Mr. McCoy.  
According to the 2017 Historic Resource Survey, the house was 
constructed in a Modified L-Plan with Folk Victorian style influences 
and is classified as a High Contributing Property.  According to the 
Rockwall Central Appraisal District (RCAD), situated on the subject 
property is the 2,152 SF single-family home that was constructed in 
1885, two (2) covered porches -- being 176 SF and 476 SF -- constructed in 1885, a 100 SF gazebo constructed in 1980, and 
a 480 SF detached garage constructed in 1986. 
 
PURPOSE 
 
The applicant is requesting approval of a Certificate of Appropriateness (COA) for the purpose of: [1] demolishing the 176 SF 
porch situated on the north side of the primary structure, and [2] constructing a new driveway off of Williams Street that does 
not meet the minimum standards stipulated by the Texas Department of Transportation (TXDOT) or the City.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 501 Kernodle Street.  The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property is Margaret Street, which is identified as a R2U (residential, two [2] lane, 

undivided roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive 
Plan. Beyond this is a vacant 0.43-acre parcel of land (i.e. 601 Kenodle Street) zoned Single-Family 7 (SF-7) 
District, and identified as a Non-Contributing Property. Beyond this are the boundaries of the Old Town Rockwall 

FIGURE 1: AUGUST 10, 2012 
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(OTR) Historic District followed by several parcels of land developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 

 
South: Directly south of the subject is Williams 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 three (3) 
parcels of land (i.e. 306, 308, and 310 Williams Street) developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 306 & 310 Williams Street are classified as Low Contributing Properties and 308 Williams 
Street is classified as Low Contributing Property. Beyond this is Lofland Park, which is a 1.377-acre public park.  

 
East: Directly east of the subject property Kernodle Street, which is identified as a R2U (residential, two [2] lane, undivided 

roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 
Beyond this are three (3) parcels of land (i.e. 502 and 506 Kernodle Street and 501 Austin Street) developed with 
single-family homes. All of these properties are zoned Single-Family 7 (SF-7) District, are located within the Old 
Town Rockwall Historic District, and are designated as Non-Contributing Properties. Beyond this is Austin Street, 
which is identified as a R2U (residential, two [2] lane, undivided roadway) on the Master Thoroughfare Plan 
contained in the OURHometown Vision 2040 Comprehensive Plan. Beyond this is 501 Williams Street, which is 
zoned Single-Family 7 (SF-7) District and is classified as a Non-Contributing Property.  

 
West: Directly west of the subject property are two (2) parcels of land (i.e. 302 and 303 N. Fannin Street) developed with 

single-family homes zoned Single-Family 7 (SF-7) District. 303 N. Fannin Street is classified as a Medium 
Contributing Property and 302 N. Fannin Street is classified as a High Contributing Property.  Beyond this is N. 
Fannin Street, which is identified as a Minor Collector on the Master Thoroughfare Plan contained in the 
OURHometown Vision 2040 Comprehensive Plan. Beyond this are three (3) parcels of land (i.e. 405, 503 & 601 N. 
Fannin Street) developed with single-family homes and zoned Single-Family 7 (SF-7) District.  405 & 503 N. Fannin 
Street are classified as Non-Contributing Properties and 601 N. Fannin Street is classified as a High Contributing 
Property.  Beyond this is the boundary of the Old Town Rockwall (OTR) Historic District. 

 

 
FIGURE 2: LOCATION MAP 
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CHARACTERISTICS OF THE PROJECT 
 
The applicant -- Tim Herriage -- recently purchased the subject property 
and is in the process of remodeling the single-family home on the subject 
property.  As part of the remodel the applicant is proposing to [1] demolish 
an existing 176 SF covered porch and [2] construct a driveway approach 
off of Williams Street.  The 176 SF covered porch is situated on the 
northside of the existing single-family home.  According to the Rockwall 
Central Appraisal District (RCAD) the covered porch was constructed in 
1885; however, based on the 1911 & 1934 Sanborn Maps the covered 
porch was not constructed as of April 1934.  Staff has verified that the 
covered porch has been situated on the subject property since prior to 1977 
based on historic records of the property.  The applicant is proposing to 
remove this porch and create a standard 18-inch roof overhang (see Figure 
5 for an image of the covered porch).  According to the applicant’s letter 
the reason that the demolition is being requested is to facilitate drainage 
improvements on the property, and to allow the future subdivision of the 
subject property into “…as many as four total [lots], or as little as two [lots].”  
 
The applicant is also proposing to construct a new driveway along Williams 
Street.  The site plan provided by the applicant shows that the driveway 
will be approximately 140-feet from the intersection of Williams Street and 
Kernodle Street.  The applicant’s letter states that the driveway will be 
constructed with concrete.  This driveway would be necessary if the applicant is proposing to subdivide the lot in the future.  
Currently, the property is served from Margert Street. 
 

FIGURE 5: COVERED PORCH TO BE REMOVED FIGURE 6: PROPOSED DRIVEWAY LOCATION 
 
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, is designated as a High Contributing Property, and is directly adjacent to two (2) contributing 
properties (i.e. 302 Margaret Street which is a High Contributing Property and 303 N. Fannin Street which is a Medium 
Contributing Property).  This section of the ordinance goes on to list specific examples of projects where a Certificate of 
Appropriateness (COA) is required; “…examples of situations that require a Certificate of Appropriateness (COA) for work 
performed on an applicable property [include:] …(b) Demolition or removal of an existing structure… [and] (c) alterations to the 
façade, including additions and removals that will be visible from a public street…”.  The two (2) projects proposed by the 

FIGURE 3: 1911 SANBORN MAPS 

FIGURE 4: 1934 SANBORN MAPS 
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applicant (i.e. the addition of a new concrete driveway and demolition of an existing covered porch) are projects that require a 
Certificate of Appropriateness (COA). 
 
Looking at the proposed demolition of the 176 SF covered porch, Section 10, Demolition Criteria, of Appendix D, Historic 
Preservation Guidelines, of the Unified Development Code (UDC) states:  
 
“Demolition of a structure which contributes historically or architecturally to the Historic District should be prohibited, except as 
provided below.  Demolition of a structure would be allowed if: 
 
(a) The building has lost its architectural and historical integrity and importance, and its removal will not result in a negative, 

less appropriate visual effect on the Historic District; or 
(b) A 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 effect on the Historic District; or 
(c) There is an imminent threat to the health, safety and welfare to the surrounding residents and/or property because of an 

unsafe condition that constitutes an emergency (see Section 11, Demolition by Neglect).” 
 
In this case, staff has established that the covered porch is not original to the single-family home that was constructed in 1885.  
Based on the dates estimated by staff (i.e. that the covered porch was constructed after 1934 but prior to 1977), the covered 
porch does not appear to be architecturally and historically significant to the existing single-family home, and the removal of the 
structure would bring the property closer into conformance with original structure constructed by M. H. McCoy.  
 
With regard to the proposed driveway, the applicant has submitted a site plan showing that the drive approach will be constructed 
on the side yard of the subject property off of Williams Street (i.e. SH-66).  According to Section 07, Building Standards, of 
Appendix D, Historic Preservation Guidelines, of the Unified Development Code (UDC), “(u)nless previously used for a driveway, 
the side yard is to be used for landscaping with the purpose of enhancing the structure with plant materials.”  In addition, this 
section goes on to state that “the driveway should not exceed a width of ten (10) feet …” [and] “… (o)n a corner lot, the driveway 
may extend from the side street to the garage if the garage is facing the side street.”  In this case, the garage on the subject 
property was constructed in 1980, faces towards the rear property line, and takes access from Margaret Street.  
 
Staff is also obligated to point out that the applicant’s request of setting the driveway 140-feet from the intersection of Kernodle 
Street and Margaret Street does not meet the minimum standards established by the City of Rockwall and the Texas Department 
of Transportation (TXDOT).  Specifically, the City’s Engineering Standards of Design and Construction Manual stipulates a 
minimum driveway spacing of 200-feet from the intersection of a Collector (i.e. SH-66 or Williams Street) and Local (i.e. Kernodle 
Street), and the Texas Department of Transportation’s (TXDOT’s) Access Management Manual requires a minimum spacing 
for driveways of 200-feet for State Highways with a posted speed of 30 MPH.  The applicant has stated in his letter that there 
are currently seven (7) driveways within 200-feet of the subject property that take access onto SH-66.  It should be noted that 
there are actually only six (6) residential driveways within 200-feet of the subject property, and that all but one (1) driveway is 
located on the southside of SH-66.  The subject property is currently on the northside of SH-66.  Staff should also point out that 
these homes were constructed in 1905, 1918, 1939, 1975, 1985, and 1991, well before the current traffic volumes carried by 
this roadway were established, and that many of the properties on the southside of SH-66 only have the ability to access SH-
66.  The subject property has the ability to access both Kernodle Street and Margaret Street, which are smaller roadways 
intended to carry residential traffic.  It is also worth mentioning that no new driveways have been permitted onto SH-66 in this 
area since 1991.  Staff did request that the Police Department provide a list of vehicular accidents in the area between N. Fannin 
Street and Kernodle Street from 2020 to present, and was provided with a report of five (5) separate vehicular accident reports 
in this block (i.e. one [1] from 2020, two [2] from 2021, and two [2] from 2022).  Since the applicant will need to request a variance 
from both the City of Rockwall’s Planning and Zoning Commission and the Texas Department of Transportation (TXDOT) before 
being able to proceed with construction, the Historic Preservation Advisory Board (HPAB) would be providing a recommendation 
through the action taken in this Certificate of Appropriateness (COA) case. 
 
Subsection 06.03(G)(5), Standards for Approval, of Article 05, District Development Standards, of the Unified Development 
Code (UDC), states “(t)he Historic Preservation Advisory Board 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 [Section 06.03, Historic Overlay (HOV) District, UDC] and proposed preservation 
criteria [Appendix D, Historic Preservation Guidelines, UDC].”  As stated above, the proposed demolition of the covered porch 
does not appear to change the essential character of the subject property; however, the proposed driveway approach off of SH-
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66 appears to not only have the potential to create an unsafe condition by adding an additional driveway on SH-66, but also 
provides the applicant with the ability to subdivide the property into additional lots that could affect the character of the subject 
property.  In addition, the driveway request is not consistent with the regulations contained in the Unified Development Code 
(UDC).  With this being said, the approval of a Certificate of Appropriateness (COA) is a discretionary decision for the Historic 
Preservation Advisory Board (HPAB). 
 
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) The applicant will be required to seek approval of a variance from the Planning and Zoning Commission and the Texas 

Department of Transportation (TXDOT) for driveway spacing. 
 

(2) 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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CITY OF ROCKWALL 
HISTORIC PRESERVATION ADVISORY BOARD MEMORANDUM 
 

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

 
 

TO: Historic Preservation Advisory Board 
 

FROM: Ryan Miller, Director of Planning and Zoning 
 

DATE: May 19, 2022 
 

SUBJECT: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street  
 
 

On April 21, 2022, the Historic Preservation Advisory Board (HPAB) reviewed a Certificate of Appropriateness (COA) request 
for the property at 501 Kernodle Street.  Specifically, the applicant -- Tim Herriage -- was requesting the Certificate of 
Appropriateness (COA) for the purpose of [1] demolishing an existing 176 SF covered porch and [2] constructing a driveway 
approach off of Williams Street.  Ultimately, the board approved a motion to grant the Certificate of Appropriateness (COA) for 
the demolition of the covered porch, but deny the Certificate of Appropriateness (COA) and recommend denial of the variance 
request to the Planning and Zoning Commission for the driveway approach off of Williams Street.  This motion was approved 
by a vote of 4-0, with Board Members Miller, Bowlin and Adams absent.  At the time of the meeting, staff was under the 
impression that the variance request to the driveway spacing requirements could continue forward to the Planning and Zoning 
Commission with a recommendation for denial regardless of the Board’s action on the Certificate of Appropriateness (COA); 
however, after reviewing the requirements of the Unified Development Code (UDC) with the City Attorney, it was determined 
that the request could not move forward to the Planning and Zoning Commission without an approved Certificate of 
Appropriateness (COA) from the Historic Preservation Advisory Board (HPAB).  Since staff had advised the Board to word 
their motion as a recommendation to the Planning and Zoning Commission, the City Attorney has advised staff to bring the 
case back to the Historic Preservation Advisory Board (HPAB) to allow them to rehear the case, and make a corrected motion.  
In response to this, the applicant has submitted a Historic Preservation Advisory Board (HPAB) application (see the 
application in the attached packet) requesting a Certificate of Appropriateness (COA) for the driveway, and claiming -- that 
regardless of the Development Application that was filed requesting a variance to the driveway spacing requirements -- this is 
his first request for a Certificate of Appropriateness (COA) for the driveway.  Staff should point out that regardless of if this 
case is a reconsideration of the previous motion or a new case entirely, the Historic Preservation Advisory Board (HPAB) 
retains the discretion to: [1] approve the Certificate of Appropriateness (COA) [which would send a recommendation of 
approval for the variance request to the Planning and Zoning Commission] or [2] deny the Certificate of Appropriateness 
(COA) application.  Staff should note that if the Board chooses to deny the request, the applicant has the right to appeal the 
Board’s decision to the City Council.  When considering an appeal “…the sole issue before the City Council shall be whether 
the board erred in its decision.  The City Council shall consider the same standards and evidence that was considered in 
making the decision.  Appeal to the City Council constitutes the final administrative remedy.” 
 
Staff should note that the applicant has provided additional information since the original submittal, and that this information 
has been provided in the attached packet.  Based on this new information, staff has updated the case memo from the April 21, 
2022 meeting to: [1] remove the information relating to the Certificate of Appropriateness (COA) for the covered porch, and [2] 
to address the new information provided by the applicant.  With this being said, the new information provided by the applicant 
has not changed staff’s position with regard to this request, and staff is still of the opinion that allowing this driveway approach 
off of SH-66 could create the potential for an unsafe condition; however, all requests for a Certificate of Appropriateness 
(COA) are discretionary decisions for the Historic Preservation Advisory Board (HPAB).  Should the Board have any questions 
concerning this case, staff and the applicant will be present at the meeting to discuss. 
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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: May 19, 2022 
 

APPLICANT: Tim Herriage 
 

CASE NUMBER: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street 
 
 

SUMMARY 
 
Hold a public hearing to discuss and consider a request by Tim 
Herriage for the approval of a Certificate of Appropriateness (COA) for 
a High Contributing Property being a 0.7096-acre parcel of land 
identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
BACKGROUND 
 
The structure at 501 Kernodle Street was constructed in 1885 by M. H. 
McCoy.  Mr. McCoy was a local businessman who also owned 
Rockwall’s first hardware store and later became a prominent banker.  
The home was purchased by Jim and Pat Buttgen in 1977.  During their 
tenure in the house the Buttgen’s completed several remodels of the 
home including: [1] finishing the attic into a large bedroom and 
bathroom, [2] added a den to the lower level, [3] restoration of the pine 
floors throughout the home, and [4] added kitchen cabinets.  During the 
remodel of the home, the Buttgens discovered the remains of a unique 
underground watering system invented by Mr. McCoy.  According to 
the 2017 Historic Resource Survey, the house was constructed in a 
Modified L-Plan with Folk Victorian style influences and is classified as 
a High Contributing Property.  According to the Rockwall Central 
Appraisal District (RCAD), situated on the subject property is the 2,152 
SF single-family home that was constructed in 1885, two (2) covered 
porches -- being 176 SF and 476 SF -- constructed in 1885, a 100 SF 
gazebo constructed in 1980, and a 480 SF detached garage 
constructed in 1986. 
 
The subject property was originally platted as Block 2, F&M Addition on 
September 14, 1896 (see Figure 2).  At the time of platting the property 
included the two (2) lots to the west of the subject property (i.e. 
identified by RCAD as NW/4 C and SW/4 C of Block 2, F&M Addition).  
This indicates that at the time the F&M Addition was established Block 
2 was a single property.  This property was later subdivided and 
established as Lot 1-R, Block 2 Buttgen Addition on July 3, 2005.  
Based on the City’s Historic Plat/Ownership Books staff has been able 
to verify the configuration and ownership of the property since 1968 
(see Figures 3 & 4).  
 

FIGURE 1: AUGUST 10, 2012 

FIGURE 2: F&M ADDITION SUBDIVISION PLAT (1896) 
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PURPOSE 
 
The applicant is requesting approval of a Certificate of Appropriateness (COA) for the purpose of constructing a new driveway 
off of Williams Street that does not meet the minimum standards stipulated by the Texas Department of Transportation (TXDOT) 
or the City of Rockwall.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 501 Kernodle Street.  The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property is Margaret Street, which is identified as a R2U (residential, two [2] lane, 

undivided roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive 
Plan. Beyond this is a vacant 0.43-acre parcel of land (i.e. 601 Kenodle Street) zoned Single-Family 7 (SF-7) 
District, and identified as a Non-Contributing Property. Beyond this are the boundaries of the Old Town Rockwall 
(OTR) Historic District followed by several parcels of land developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 

 
South: Directly south of the subject is Williams 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 three (3) 
parcels of land (i.e. 306, 308, and 310 Williams Street) developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 306 & 310 Williams Street are classified as Low Contributing Properties and 308 Williams 
Street is classified as Low Contributing Property. Beyond this is Lofland Park, which is a 1.377-acre public park.  

 
East: Directly east of the subject property Kernodle Street, which is identified as a R2U (residential, two [2] lane, undivided 

roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 
Beyond this are three (3) parcels of land (i.e. 502 and 506 Kernodle Street and 501 Austin Street) developed with 
single-family homes. All of these properties are zoned Single-Family 7 (SF-7) District, are located within the Old 
Town Rockwall Historic District, and are designated as Non-Contributing Properties. Beyond this is Austin Street, 
which is identified as a R2U (residential, two [2] lane, undivided roadway) on the Master Thoroughfare Plan 
contained in the OURHometown Vision 2040 Comprehensive Plan. Beyond this is 501 Williams Street, which is 
zoned Single-Family 7 (SF-7) District and is classified as a Non-Contributing Property.  

 
West: Directly west of the subject property are two (2) parcels of land (i.e. 302 and 303 N. Fannin Street) developed with 

single-family homes zoned Single-Family 7 (SF-7) District. 303 N. Fannin Street is classified as a Medium 
Contributing Property and 302 N. Fannin Street is classified as a High Contributing Property.  Beyond this is N. 
Fannin Street, which is identified as a Minor Collector on the Master Thoroughfare Plan contained in the 
OURHometown Vision 2040 Comprehensive Plan. Beyond this are three (3) parcels of land (i.e. 405, 503 & 601 N. 
Fannin Street) developed with single-family homes and zoned Single-Family 7 (SF-7) District.  405 & 503 N. Fannin 
Street are classified as Non-Contributing Properties and 601 N. Fannin Street is classified as a High Contributing 
Property.  Beyond this is the boundary of the Old Town Rockwall (OTR) Historic District. 

 

FIGURES 3 & 4: EXCERPTS FROM THE CITY’S HISTORIC PLAT/OWNERSHIP BOOKS 
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FIGURE 5: LOCATION MAP 

 
CHARACTERISTICS OF THE PROJECT 
 
The applicant -- Tim Herriage -- recently purchased the 
subject property from Jim and Pat Buttgen, and is in the 
process of remodeling the single-family home on the subject 
property.  As part of the remodel the applicant is proposing 
to construct a driveway approach off of Williams Street and 
remove the existing driveway.  The site plan provided by the 
applicant shows that the driveway will be approximately 
140-feet from the intersection of Williams Street and 
Kernodle Street.  The applicant’s letter states that the 
driveway will be constructed with concrete and is being 
proposed to facilitate better drainage on the property.  Staff 
should note, that this driveway relocation would be 
necessary if the applicant is proposing to subdivide the lot in 
the future.  Currently, the property is served by a gravel driveway that extends from the subject property to Margert Street. 
 
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, is designated as a High Contributing Property, and is directly adjacent to two (2) contributing 
properties (i.e. 302 Margaret Street which is a High Contributing Property and 303 N. Fannin Street which is a Medium 

FIGURE 6: PROPOSED DRIVEWAY LOCATION 
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Contributing Property).  In addition, Section 06, Certificate of Appropriateness (COA), of Article 11, Development Applications 
and Review Procedures, of the Unified Development Code (UDC) states that “(a)ny person carrying out any work that requires 
a building permit for exterior alteration, restoration, reconstruction, new construction, moving or demolition of a property within 
a historic district that is visible must first obtain a Certificate of Appropriateness (COA) from the Historic Preservation Advisory 
Board (HPAB) …”  Based on this, the applicant’s scope of work requires a Certificate of Appropriateness (COA) from the Historic 
Preservation Advisory Board (HPAB). 
 
In reviewing and acting upon a Certificate of Appropriateness (COA) “(t)he Historic Preservation Advisory Board (HPAB) shall 
follow the design guidelines as adopted by the City Council in its consideration of all applications for a Certificate of 
Appropriateness (COA).”  In this case, the Building Standards relating to driveways contained in Appendix D, Historic 
Preservation Guidelines, of the Unified Development Code (UDC) that are applicable to the applicant’s request are as follows: 
“[1] The purpose of the driveway shall be to create a paved surface for the movement of vehicles to parking areas. The driveway 
is defined as the paved area within the property line extending from the back of the sidewalk or lot line to the garage, out building 
or porte-cochere. [2] The driveway should not exceed a width of ten (10) feet. [3] The driveway may extend along the side of 
the residence or structure, through the porte-cochere (if applicable) to the to the rear yard … [5] On a corner lot, the driveway 
may extend from the side street to the garage if the garage is facing the side street. All other width and approach regulations 
will apply to driveways on corner lots … [8] Parking should be on “improved” surfaces only, thereby maintaining the integrity of 
the front, side and rear yards of the property.”  In addition, Subsection (F) of these guidelines also states that “(u)nless previously 
used for a driveway, the side yard is to be used for landscaping with the purpose of enhancing the structure with plant materials.”   
 
In this case, the applicant is proposing to relocate the driveway from Margaret Street to Williams Street.  As stated above, “… 
(o)n a corner lot, the driveway may extend from the side street to the garage if the garage is facing the side street.”  The garage 
at 501 Kernodle Street was constructed in 1986, faces towards the rear property line, and takes access from Margaret Street.  
In addition, the current driveway on Margaret Street does meet the City’s driveway spacing requirements.  The applicant’s 
request of setting the driveway 140-feet from the intersection of Kernodle Street and Margaret Street does not meet the minimum 
standards established by the City of Rockwall and the Texas Department of Transportation (TXDOT).  Specifically, the City’s 
Engineering Standards of Design and Construction Manual stipulates a minimum driveway spacing of 200-feet from the 
intersection of a Collector (i.e. SH-66 or Williams Street) and Local (i.e. 
Kernodle Street), and the Texas Department of Transportation’s 
(TXDOT’s) Access Management Manual requires a minimum spacing for 
driveways of 200-feet for State Highways with a posted speed of 30 MPH.  
The applicant has stated in his letter that there are currently seven (7) 
driveways within 200-feet of the subject property that take access onto SH-
66.  It should be noted that there are actually only six (6) residential 
driveways within 200-feet of the subject property, and that all but one (1) 
driveway is located on the southside of SH-66 (see the driveway exhibit in 
the attached packet).  The subject property is currently on the northside of 
SH-66.  Staff should also point out that these homes were constructed in 
1905, 1918, 1939, 1975, 1985, and 1991, well before the current traffic 
volumes carried by this roadway were established, and that many of the 
properties on the southside of SH-66 only have the ability to access SH-
66.  The subject property has the ability to access both Kernodle Street 
and Margaret Street, which are smaller roadways intended to carry 
residential traffic.  It is also worth mentioning that no new driveways have 
been permitted onto SH-66 in this area since 1991.  Staff did request that 
the Police Department provide a list of vehicular accidents in the area 
between N. Fannin Street and Kernodle Street from 2020 to present, and 
was provided with a report of five (5) separate vehicular accident reports 
in this block (i.e. one [1] from 2020, two [2] from 2021, and two [2] from 
2022) [this has been provided in the attached packet].   
 
With this case, the applicant has submitted a revised letter and additional 
information from the information that was originally presented at the April 
21, 2022 meeting.  The applicant’s new letter states that the Sanborn Maps 
from 1911 and 1934 show that “…carriages/vehicles most likely would have 

FIGURE 7: 1911 SANBORN MAPS 

FIGURE 8: 1934 SANBORN MAPS 
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entered the home from Williams.  Specifically given the clear ‘dividing line’ present on both maps and location of barn/stable.”  
Staff has reviewed the Sanborn Maps, the original subdivision plat, and all properties that were constructed prior to 1900 to 
determine if there is any validity to the applicant’s statement.  Specifically, staff observed that: [1] the home was originally platted 
on a single lot that took up the entire block indicating that the land making up Block 2 was under common ownership, [2] the 
Sanborn Maps do not show driveway access, and [3] based on homes constructed during a similar time period as the home on 
the subject property there does not appear to be a pattern to where driveways were located during this time period (see Table 
1).  Taking all of this into consideration, staff does not see anything that would indicate that “…carriages/vehicles most likely 
would have entered the home from Williams.”  In fact, it is just as probable to assume that the property had access from Kernodle 
Street, especially when considering that the front door of the home on the subject property faces Kernodle Street.  Finally, in 
the applicant’s information he links the proposed driveway to fixing drainage issues on the site.  Staff has reviewed the 
information that the applicant has submitted and cannot determine a correlation between the two (2) issues (i.e. proper drainage 
of the property can be achieved regardless of where the driveway is located).  It should also be noted that the applicant’s plan 
appears to propose creating a concentrated flow condition, which would have to be engineered to determine if the existing 
drainage systems has the capacity necessary to accommodate this flow.  In addition, this would have to be approved by the 
City of Rockwall and the Texas Department of Transportation (TXDOT). 
 
TABLE 1: DRIVEWAY LOCATION IN RELATION TO THE FRONT DOOR FOR HOME CONSTRUCTED PRIOR TO 1900 
NOTES: THE FRONT DOOR IS ASSUMED TO BE THE FRONT OF THE HOUSE SO: [1] FRONT = DRIVEWAY AND FRONT DOOR FACING THE SAME STREET; [2] SIDE 
= DRIVEWAY IS LOCATED ON ONE OF THE SIDE YARDS WITH THE FRONT DOOR FACING THE FRONT YARD; AND [3] REAR = DRIVEWAY IS AT THE REAR OF 
THE PROPERTY AND THE FRONT DOOR IS FACING THE FRONT YARD. 

PROPERTY YEAR BUILT DRIVEWAY LOCATION CURRENT USE MULTIPLE STREET FRONTAGE 
307 S. CLARK STREET 1890 FRONT RESIDENTIAL NO 
302 S. FANNIN STREET 1895 REAR COMMERCIAL YES 
702 N. GOLIAD STREET 1898 FRONT COMMERCIAL NO 
912 N. GOLIAD STREET 1893 FRONT COMMERCIAL NO 
501 KERNODLE STREET 1885 SIDE YARD RESIDENTIAL YES 
300 MUNSON STREET 1880 FRONT RESIDENTIAL YES 
402 MUNSON STREET 1885 SIDE YARD RESIDENTAIL YES 
406 E. RUSK STREET 1890 FRONT RESIDENTAIL YES 
507 E. RUSK STREET 1890 SIDE YARD RESIDENTAIL YES 
406 STARR STREET 1896 FRONT AND SIDE YARD RESIDENTAIL YES 
501 STORRS STREET 1885 FRONT RESIDENTIAL YES 
602 STORRS STREET 1890 SIDE YARD RESIDENTIAL YES 
605 WASHINGTON STREET 1895 FRONT RESIDENTAIL NO 

 
Subsection 06.03(G)(5), Standards for Approval, of Article 05, District Development Standards, of the Unified Development 
Code (UDC), states “(t)he Historic Preservation Advisory Board 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 [Section 06.03, Historic Overlay (HOV) District, UDC] and proposed preservation 
criteria [Appendix D, Historic Preservation Guidelines, UDC].”  Based on the information contained in this case memo, the 
proposed driveway approach off of SH-66 appears to not only have the potential to create an unsafe condition by adding an 
additional driveway onto SH-66, but also provides the applicant with the ability to subdivide the property into additional lots that 
could affect the character of the subject property.  In addition, the driveway request is not consistent with the guidelines contained 
in the Unified Development Code (UDC) and used to evaluate Certificate of Appropriateness (COA) requests.  With all of this 
being said, the approval of a Certificate of Appropriateness (COA) is a discretionary decision for the Historic Preservation 
Advisory Board (HPAB).  Since the applicant will need to request a variance from both the City of Rockwall’s Planning and 
Zoning Commission and the Texas Department of Transportation (TXDOT), should the Historic Preservation Advisory Board 
(HPAB) choose to approve the request for a Certificate of Appropriateness (COA) a recommendation for approval would be 
forwarded to the Planning and Zoning Commission; however, if the Historic Preservation Advisory Board (HPAB) chooses to 
deny the Certificate of Appropriateness (COA) this case could not move forward to the Planning and Zoning Commission for a 
variance to the driveway spacing requirements. 
 
NOTIFICATIONS 
 
On May 6, 2022, staff mailed 30 property owner notifications to all property owners and occupants within 200-feet of the subject 
property.  At the time this case memo was prepared, staff had not received any notices returned regarding the applicant’s 
request. 
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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) The applicant will be required to seek approval of a variance from the Planning and Zoning Commission and the Texas 

Department of Transportation (TXDOT) for driveway spacing. 
 

(2) 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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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. H2022-004: COA for a 501 Kernodle Street 
 
Hold a public hearing to discuss and consider a request by Tim Herriage for the approval of a Certificate of Appropriateness (COA) for a High Contributing Property 
being a 0.7096-acre parcel of land identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
For the purpose of considering the effects of such a request, the Historic Preservation Advisory Board will hold a public hearing on Thursday, May 19, 2022 at 6:00 
PM. This hearing 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: 
 

Ryan Miller 
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, May 19, 2022 at 4:00 PM to ensure they are included in the information provided to the Historic Preservation 
Advisory Board.  
 
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. H2022-004: COA for 501 Kernodle 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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Lee, Henry

From: Taylor Pointer <taylorpointer@gmail.com>
Sent: Tuesday, May 17, 2022 2:13 PM
To: Planning
Subject: Case no H2022-004 COA for 501 kernodle st

We oppose the request because we want to maintain the historical integrity of the neighborhood.  We also don’t want 
to see this property (or any property along this stretch of Williams St) to go commercial. 
Thank you, 
Taylor and Price Pointer 
304 Williams St. 
 
Sent from my iPhone 
________________________ 
This email was scanned by Bitdefender 
  CAUTION:   This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
 
 
 





rmiller
Oval



rmiller
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Dear Board Members, 

Today, I come before you to request a Certificate of Appropriateness (COA) to install a driveway from 

the rear of my garage to Williams Street.  I am fully aware that this is just one of three steps to the 

process.  The first step (COA) only allows the Planning and Zoning Commission to consider this request.  

If, and only if, I can pass the P&Z process, I understand I would still need Tx DOT approval.  Much of this 

is going to be difficult, but it is needed in order to protect the structure. 

As you can see in the attachments, TX DOT has installed an inlet on the SE corner of what was originally 

Block 2 of the Farmers and Merchants addition.  When viewing the contour diagrams provided by the 

City, you will see the current lot drainage forces all water from more than 1.3 acres of land under the 

historic property located at 501 Kernodle. 

You have a duty to protect and preserve this property.  You have a duty to act in a professional manner.  

If you cannot put aside your personal relationships with opposition to this plan, you should recuse 

yourself or resign. 

Scientifically, this plan is required.   

• I plan to attempt to relocate the “greenhouse” and cut a 2’ deep and 3’ wide drainage swell N 

and S along the property.  This will stop what is known as “lot to lot” drainage. 

• The sidewalk along Williams will cross the driveway, as is customary in residential 

neighborhoods.   

• There will be a drainage relief inlet and pipe under the driveway. Possibly a culvert.  This will 

allow the water to run West to East along Williams to the inlet.  Ultimately TX DOT would have 

the final say on that.  

• We will cut another drainage relief trench West to East that will be 3’ deep on the west side and 

only 6” deep on the East.  It will be a 3 foot wide relief. 

This plan specifically addresses preserving a highly contributing property, and as such, dictates the board 

approves and supports this plan. 

 

Thank you. 

 



1911:  Driveway could not have been 
in current gravel area according to map 

and structures present.  Given 
orientation of porch, carriages/vehicles 

most likely would have entered the 
home from Williams.  Specifically given 

the clear “dividing line” present on 
both maps and location of barn/stable.

1934:  302 Margaret is represented.  Driveway 
could not have been in current gravel area 

according to map and structures present.  Given 
orientation of porch, carriages most likely would 

have entered the home from Williams.  Specifically 
given the clear “dividing line” present on both 

maps and location of barn/stables.



Current topography shows the location of 
the inlet and lack of drainage areas is 

pushing an acre of water under the home.



Proposal 
would only 
require 
removal of 
one tree for 
driveway.  A 
Crape Myrtle 
which we will 
attempt to 
transplant

3’ wide swale redirecting water

3
’ w

id
e sw
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ater

inlet



Site plan subject to 
engineering and approval.

Greenhouse relocated if it 
doesn’t fall apart.
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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: April 21, 2022 
 

APPLICANT: Tim Herriage 
 

CASE NUMBER: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street 
 
 

SUMMARY 
 
Hold a public hearing to discuss and consider a request by Tim Herriage for the approval of a Certificate of Appropriateness 
(COA) for a High Contributing Property being a 0.7096-acre parcel of land identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
BACKGROUND 
 
The structure at 501 Kernodle Street was constructed in 1885 by M. H. 
McCoy.  Mr. McCoy was a local businessman who also owned 
Rockwall’s first hardware store and later became a prominent banker.  
The home was purchased by Jim and Pat Buttgen in 1977.  During 
their tenure in the house the Buttgen’s completed several remodels of 
the home including: [1] finishing the attic into a large bedroom and 
bathroom, [2] added a den to the lower level, [3] restoration of the pine 
floors throughout the home, and [4] added kitchen cabinets.  During 
the remodel of the home, the Buttgens discovered the remains of a 
unique underground watering system invented by Mr. McCoy.  
According to the 2017 Historic Resource Survey, the house was 
constructed in a Modified L-Plan with Folk Victorian style influences 
and is classified as a High Contributing Property.  According to the 
Rockwall Central Appraisal District (RCAD), situated on the subject 
property is the 2,152 SF single-family home that was constructed in 
1885, two (2) covered porches -- being 176 SF and 476 SF -- constructed in 1885, a 100 SF gazebo constructed in 1980, and 
a 480 SF detached garage constructed in 1986. 
 
PURPOSE 
 
The applicant is requesting approval of a Certificate of Appropriateness (COA) for the purpose of: [1] demolishing the 176 SF 
porch situated on the north side of the primary structure, and [2] constructing a new driveway off of Williams Street that does 
not meet the minimum standards stipulated by the Texas Department of Transportation (TXDOT) or the City.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 501 Kernodle Street.  The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property is Margaret Street, which is identified as a R2U (residential, two [2] lane, 

undivided roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive 
Plan. Beyond this is a vacant 0.43-acre parcel of land (i.e. 601 Kenodle Street) zoned Single-Family 7 (SF-7) 
District, and identified as a Non-Contributing Property. Beyond this are the boundaries of the Old Town Rockwall 

FIGURE 1: AUGUST 10, 2012 
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(OTR) Historic District followed by several parcels of land developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 

 
South: Directly south of the subject is Williams 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 three (3) 
parcels of land (i.e. 306, 308, and 310 Williams Street) developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 306 & 310 Williams Street are classified as Low Contributing Properties and 308 Williams 
Street is classified as Low Contributing Property. Beyond this is Lofland Park, which is a 1.377-acre public park.  

 
East: Directly east of the subject property Kernodle Street, which is identified as a R2U (residential, two [2] lane, undivided 

roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 
Beyond this are three (3) parcels of land (i.e. 502 and 506 Kernodle Street and 501 Austin Street) developed with 
single-family homes. All of these properties are zoned Single-Family 7 (SF-7) District, are located within the Old 
Town Rockwall Historic District, and are designated as Non-Contributing Properties. Beyond this is Austin Street, 
which is identified as a R2U (residential, two [2] lane, undivided roadway) on the Master Thoroughfare Plan 
contained in the OURHometown Vision 2040 Comprehensive Plan. Beyond this is 501 Williams Street, which is 
zoned Single-Family 7 (SF-7) District and is classified as a Non-Contributing Property.  

 
West: Directly west of the subject property are two (2) parcels of land (i.e. 302 and 303 N. Fannin Street) developed with 

single-family homes zoned Single-Family 7 (SF-7) District. 303 N. Fannin Street is classified as a Medium 
Contributing Property and 302 N. Fannin Street is classified as a High Contributing Property.  Beyond this is N. 
Fannin Street, which is identified as a Minor Collector on the Master Thoroughfare Plan contained in the 
OURHometown Vision 2040 Comprehensive Plan. Beyond this are three (3) parcels of land (i.e. 405, 503 & 601 N. 
Fannin Street) developed with single-family homes and zoned Single-Family 7 (SF-7) District.  405 & 503 N. Fannin 
Street are classified as Non-Contributing Properties and 601 N. Fannin Street is classified as a High Contributing 
Property.  Beyond this is the boundary of the Old Town Rockwall (OTR) Historic District. 

 

 
FIGURE 2: LOCATION MAP 
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CHARACTERISTICS OF THE PROJECT 
 
The applicant -- Tim Herriage -- recently purchased the subject property 
and is in the process of remodeling the single-family home on the subject 
property.  As part of the remodel the applicant is proposing to [1] demolish 
an existing 176 SF covered porch and [2] construct a driveway approach 
off of Williams Street.  The 176 SF covered porch is situated on the 
northside of the existing single-family home.  According to the Rockwall 
Central Appraisal District (RCAD) the covered porch was constructed in 
1885; however, based on the 1911 & 1934 Sanborn Maps the covered 
porch was not constructed as of April 1934.  Staff has verified that the 
covered porch has been situated on the subject property since prior to 1977 
based on historic records of the property.  The applicant is proposing to 
remove this porch and create a standard 18-inch roof overhang (see Figure 
5 for an image of the covered porch).  According to the applicant’s letter 
the reason that the demolition is being requested is to facilitate drainage 
improvements on the property, and to allow the future subdivision of the 
subject property into “…as many as four total [lots], or as little as two [lots].”  
 
The applicant is also proposing to construct a new driveway along Williams 
Street.  The site plan provided by the applicant shows that the driveway 
will be approximately 140-feet from the intersection of Williams Street and 
Kernodle Street.  The applicant’s letter states that the driveway will be 
constructed with concrete.  This driveway would be necessary if the applicant is proposing to subdivide the lot in the future.  
Currently, the property is served from Margert Street. 
 

FIGURE 5: COVERED PORCH TO BE REMOVED FIGURE 6: PROPOSED DRIVEWAY LOCATION 
 
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, is designated as a High Contributing Property, and is directly adjacent to two (2) contributing 
properties (i.e. 302 Margaret Street which is a High Contributing Property and 303 N. Fannin Street which is a Medium 
Contributing Property).  This section of the ordinance goes on to list specific examples of projects where a Certificate of 
Appropriateness (COA) is required; “…examples of situations that require a Certificate of Appropriateness (COA) for work 
performed on an applicable property [include:] …(b) Demolition or removal of an existing structure… [and] (c) alterations to the 
façade, including additions and removals that will be visible from a public street…”.  The two (2) projects proposed by the 

FIGURE 3: 1911 SANBORN MAPS 

FIGURE 4: 1934 SANBORN MAPS 
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applicant (i.e. the addition of a new concrete driveway and demolition of an existing covered porch) are projects that require a 
Certificate of Appropriateness (COA). 
 
Looking at the proposed demolition of the 176 SF covered porch, Section 10, Demolition Criteria, of Appendix D, Historic 
Preservation Guidelines, of the Unified Development Code (UDC) states:  
 
“Demolition of a structure which contributes historically or architecturally to the Historic District should be prohibited, except as 
provided below.  Demolition of a structure would be allowed if: 
 
(a) The building has lost its architectural and historical integrity and importance, and its removal will not result in a negative, 

less appropriate visual effect on the Historic District; or 
(b) A 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 effect on the Historic District; or 
(c) There is an imminent threat to the health, safety and welfare to the surrounding residents and/or property because of an 

unsafe condition that constitutes an emergency (see Section 11, Demolition by Neglect).” 
 
In this case, staff has established that the covered porch is not original to the single-family home that was constructed in 1885.  
Based on the dates estimated by staff (i.e. that the covered porch was constructed after 1934 but prior to 1977), the covered 
porch does not appear to be architecturally and historically significant to the existing single-family home, and the removal of the 
structure would bring the property closer into conformance with original structure constructed by M. H. McCoy.  
 
With regard to the proposed driveway, the applicant has submitted a site plan showing that the drive approach will be constructed 
on the side yard of the subject property off of Williams Street (i.e. SH-66).  According to Section 07, Building Standards, of 
Appendix D, Historic Preservation Guidelines, of the Unified Development Code (UDC), “(u)nless previously used for a driveway, 
the side yard is to be used for landscaping with the purpose of enhancing the structure with plant materials.”  In addition, this 
section goes on to state that “the driveway should not exceed a width of ten (10) feet …” [and] “… (o)n a corner lot, the driveway 
may extend from the side street to the garage if the garage is facing the side street.”  In this case, the garage on the subject 
property was constructed in 1980, faces towards the rear property line, and takes access from Margaret Street.  
 
Staff is also obligated to point out that the applicant’s request of setting the driveway 140-feet from the intersection of Kernodle 
Street and Margaret Street does not meet the minimum standards established by the City of Rockwall and the Texas Department 
of Transportation (TXDOT).  Specifically, the City’s Engineering Standards of Design and Construction Manual stipulates a 
minimum driveway spacing of 200-feet from the intersection of a Collector (i.e. SH-66 or Williams Street) and Local (i.e. Kernodle 
Street), and the Texas Department of Transportation’s (TXDOT’s) Access Management Manual requires a minimum spacing 
for driveways of 200-feet for State Highways with a posted speed of 30 MPH.  The applicant has stated in his letter that there 
are currently seven (7) driveways within 200-feet of the subject property that take access onto SH-66.  It should be noted that 
there are actually only six (6) residential driveways within 200-feet of the subject property, and that all but one (1) driveway is 
located on the southside of SH-66.  The subject property is currently on the northside of SH-66.  Staff should also point out that 
these homes were constructed in 1905, 1918, 1939, 1975, 1985, and 1991, well before the current traffic volumes carried by 
this roadway were established, and that many of the properties on the southside of SH-66 only have the ability to access SH-
66.  The subject property has the ability to access both Kernodle Street and Margaret Street, which are smaller roadways 
intended to carry residential traffic.  It is also worth mentioning that no new driveways have been permitted onto SH-66 in this 
area since 1991.  Staff did request that the Police Department provide a list of vehicular accidents in the area between N. Fannin 
Street and Kernodle Street from 2020 to present, and was provided with a report of five (5) separate vehicular accident reports 
in this block (i.e. one [1] from 2020, two [2] from 2021, and two [2] from 2022).  Since the applicant will need to request a variance 
from both the City of Rockwall’s Planning and Zoning Commission and the Texas Department of Transportation (TXDOT) before 
being able to proceed with construction, the Historic Preservation Advisory Board (HPAB) would be providing a recommendation 
through the action taken in this Certificate of Appropriateness (COA) case. 
 
Subsection 06.03(G)(5), Standards for Approval, of Article 05, District Development Standards, of the Unified Development 
Code (UDC), states “(t)he Historic Preservation Advisory Board 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 [Section 06.03, Historic Overlay (HOV) District, UDC] and proposed preservation 
criteria [Appendix D, Historic Preservation Guidelines, UDC].”  As stated above, the proposed demolition of the covered porch 
does not appear to change the essential character of the subject property; however, the proposed driveway approach off of SH-
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66 appears to not only have the potential to create an unsafe condition by adding an additional driveway on SH-66, but also 
provides the applicant with the ability to subdivide the property into additional lots that could affect the character of the subject 
property.  In addition, the driveway request is not consistent with the regulations contained in the Unified Development Code 
(UDC).  With this being said, the approval of a Certificate of Appropriateness (COA) is a discretionary decision for the Historic 
Preservation Advisory Board (HPAB). 
 
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) The applicant will be required to seek approval of a variance from the Planning and Zoning Commission and the Texas 

Department of Transportation (TXDOT) for driveway spacing. 
 

(2) 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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CITY OF ROCKWALL 
CITY COUNCIL MEMORANDUM 
 

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

 
 

TO: Mayor and City Council 
 

CC: Mary Smith, City Manager 
 Joey Boyd, Assistant City Manager 
 

FROM: Ryan Miller, Director of Planning and Zoning 
 

DATE: June 6, 2022 
 

SUBJECT: H2022-004; Appeal for a Certificate of Appropriateness (COA) for 501 Kernodle Street   
 
 

On May 19, 2022, the Historic Preservation Advisory Board (HPAB) approved a motion to deny a Certificate of 
Appropriateness (COA) for 501 Kernodle Street by a vote of 4-0 with Board Members Odom, Adams, and McClintock absent.  
Specifically, this case dealt with a proposal to add a driveway on the side yard of the subject property accessing Williams 
Street [SH-66].  The subject property is classified as a High Contributing Property according to the 2017 Historic Resource 
Survey.  The proposed driveway does not meet the City’s Historic Preservation Guidelines contained in Appendix D, Historic 
Preservation Guidelines, of the Unified Development Code (UDC) or the driveway spacing requirements contained in the 
Engineering Standards of Design and Construction Manual.  Additionally -- and a major reason the driveway cannot be 
approved -- the driveway does not meet the minimum driveway spacing requirements for the Texas Department of 
Transportation (TXDOT).  In making their decision the Historic Preservation Advisory Board (HPAB) cited safety and the lack 
of conformance to the Historic Preservation Guidelines as being the reason for the denial. 
 
In accordance with the requirements of the Unified Development Code (UDC), the applicant submitted a request for an appeal 
to the City Council (see Exhibit A).  According to Subsection 06.03(H)(1), Appeal Process, of Article 05, District Development 
Standards, of the Unified Development Code (UDC), “(i)f the Certificate of Appropriateness (COA) is denied, the applicant 
may appeal to the City Council by filing a written notice with the Historic Preservation Office (HPO) within ten (10) business 
days after the decision of the board.  In considering an appeal, the sole issue before the City Council shall be whether the 
board erred in its decision.  The City Council shall consider the same standards and evidence that was considered in making 
the decision.  Appeal to the City Council constitutes the final administrative remedy.”  Based on this, staff has included -- in the 
attached packet -- all of the materials provided to the Historic Preservation Advisory Board (HPAB) for their May 19, 2022 
meeting.  Staff should note that the City Attorney has reviewed this case and agrees with the Historic Preservation Advisory 
Board’s (HPAB’s) determination for denial.  
 



Exhibit ‘A’ 
Applicant Appeal Request 
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CITY OF ROCKWALL 
HISTORIC PRESERVATION ADVISORY BOARD MEMORANDUM 
 

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

 
 

TO: Historic Preservation Advisory Board 
 

FROM: Ryan Miller, Director of Planning and Zoning 
 

DATE: May 19, 2022 
 

SUBJECT: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street  
 
 

On April 21, 2022, the Historic Preservation Advisory Board (HPAB) reviewed a Certificate of Appropriateness (COA) request 
for the property at 501 Kernodle Street.  Specifically, the applicant -- Tim Herriage -- was requesting the Certificate of 
Appropriateness (COA) for the purpose of [1] demolishing an existing 176 SF covered porch and [2] constructing a driveway 
approach off of Williams Street.  Ultimately, the board approved a motion to grant the Certificate of Appropriateness (COA) for 
the demolition of the covered porch, but deny the Certificate of Appropriateness (COA) and recommend denial of the variance 
request to the Planning and Zoning Commission for the driveway approach off of Williams Street.  This motion was approved 
by a vote of 4-0, with Board Members Miller, Bowlin and Adams absent.  At the time of the meeting, staff was under the 
impression that the variance request to the driveway spacing requirements could continue forward to the Planning and Zoning 
Commission with a recommendation for denial regardless of the Board’s action on the Certificate of Appropriateness (COA); 
however, after reviewing the requirements of the Unified Development Code (UDC) with the City Attorney, it was determined 
that the request could not move forward to the Planning and Zoning Commission without an approved Certificate of 
Appropriateness (COA) from the Historic Preservation Advisory Board (HPAB).  Since staff had advised the Board to word 
their motion as a recommendation to the Planning and Zoning Commission, the City Attorney has advised staff to bring the 
case back to the Historic Preservation Advisory Board (HPAB) to allow them to rehear the case, and make a corrected motion.  
In response to this, the applicant has submitted a Historic Preservation Advisory Board (HPAB) application (see the 
application in the attached packet) requesting a Certificate of Appropriateness (COA) for the driveway, and claiming -- that 
regardless of the Development Application that was filed requesting a variance to the driveway spacing requirements -- this is 
his first request for a Certificate of Appropriateness (COA) for the driveway.  Staff should point out that regardless of if this 
case is a reconsideration of the previous motion or a new case entirely, the Historic Preservation Advisory Board (HPAB) 
retains the discretion to: [1] approve the Certificate of Appropriateness (COA) [which would send a recommendation of 
approval for the variance request to the Planning and Zoning Commission] or [2] deny the Certificate of Appropriateness 
(COA) application.  Staff should note that if the Board chooses to deny the request, the applicant has the right to appeal the 
Board’s decision to the City Council.  When considering an appeal “…the sole issue before the City Council shall be whether 
the board erred in its decision.  The City Council shall consider the same standards and evidence that was considered in 
making the decision.  Appeal to the City Council constitutes the final administrative remedy.” 
 
Staff should note that the applicant has provided additional information since the original submittal, and that this information 
has been provided in the attached packet.  Based on this new information, staff has updated the case memo from the April 21, 
2022 meeting to: [1] remove the information relating to the Certificate of Appropriateness (COA) for the covered porch, and [2] 
to address the new information provided by the applicant.  With this being said, the new information provided by the applicant 
has not changed staff’s position with regard to this request, and staff is still of the opinion that allowing this driveway approach 
off of SH-66 could create the potential for an unsafe condition; however, all requests for a Certificate of Appropriateness 
(COA) are discretionary decisions for the Historic Preservation Advisory Board (HPAB).  Should the Board have any questions 
concerning this case, staff and the applicant will be present at the meeting to discuss. 
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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: May 19, 2022 
 

APPLICANT: Tim Herriage 
 

CASE NUMBER: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street 
 
 

SUMMARY 
 
Hold a public hearing to discuss and consider a request by Tim 
Herriage for the approval of a Certificate of Appropriateness (COA) for 
a High Contributing Property being a 0.7096-acre parcel of land 
identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
BACKGROUND 
 
The structure at 501 Kernodle Street was constructed in 1885 by M. H. 
McCoy.  Mr. McCoy was a local businessman who also owned 
Rockwall’s first hardware store and later became a prominent banker.  
The home was purchased by Jim and Pat Buttgen in 1977.  During their 
tenure in the house the Buttgen’s completed several remodels of the 
home including: [1] finishing the attic into a large bedroom and 
bathroom, [2] added a den to the lower level, [3] restoration of the pine 
floors throughout the home, and [4] added kitchen cabinets.  During the 
remodel of the home, the Buttgens discovered the remains of a unique 
underground watering system invented by Mr. McCoy.  According to 
the 2017 Historic Resource Survey, the house was constructed in a 
Modified L-Plan with Folk Victorian style influences and is classified as 
a High Contributing Property.  According to the Rockwall Central 
Appraisal District (RCAD), situated on the subject property is the 2,152 
SF single-family home that was constructed in 1885, two (2) covered 
porches -- being 176 SF and 476 SF -- constructed in 1885, a 100 SF 
gazebo constructed in 1980, and a 480 SF detached garage 
constructed in 1986. 
 
The subject property was originally platted as Block 2, F&M Addition on 
September 14, 1896 (see Figure 2).  At the time of platting the property 
included the two (2) lots to the west of the subject property (i.e. 
identified by RCAD as NW/4 C and SW/4 C of Block 2, F&M Addition).  
This indicates that at the time the F&M Addition was established Block 
2 was a single property.  This property was later subdivided and 
established as Lot 1-R, Block 2 Buttgen Addition on July 3, 2005.  
Based on the City’s Historic Plat/Ownership Books staff has been able 
to verify the configuration and ownership of the property since 1968 
(see Figures 3 & 4).  
 

FIGURE 1: AUGUST 10, 2012 

FIGURE 2: F&M ADDITION SUBDIVISION PLAT (1896) 
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PURPOSE 
 
The applicant is requesting approval of a Certificate of Appropriateness (COA) for the purpose of constructing a new driveway 
off of Williams Street that does not meet the minimum standards stipulated by the Texas Department of Transportation (TXDOT) 
or the City of Rockwall.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 501 Kernodle Street.  The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property is Margaret Street, which is identified as a R2U (residential, two [2] lane, 

undivided roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive 
Plan. Beyond this is a vacant 0.43-acre parcel of land (i.e. 601 Kenodle Street) zoned Single-Family 7 (SF-7) 
District, and identified as a Non-Contributing Property. Beyond this are the boundaries of the Old Town Rockwall 
(OTR) Historic District followed by several parcels of land developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 

 
South: Directly south of the subject is Williams 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 three (3) 
parcels of land (i.e. 306, 308, and 310 Williams Street) developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 306 & 310 Williams Street are classified as Low Contributing Properties and 308 Williams 
Street is classified as Low Contributing Property. Beyond this is Lofland Park, which is a 1.377-acre public park.  

 
East: Directly east of the subject property Kernodle Street, which is identified as a R2U (residential, two [2] lane, undivided 

roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 
Beyond this are three (3) parcels of land (i.e. 502 and 506 Kernodle Street and 501 Austin Street) developed with 
single-family homes. All of these properties are zoned Single-Family 7 (SF-7) District, are located within the Old 
Town Rockwall Historic District, and are designated as Non-Contributing Properties. Beyond this is Austin Street, 
which is identified as a R2U (residential, two [2] lane, undivided roadway) on the Master Thoroughfare Plan 
contained in the OURHometown Vision 2040 Comprehensive Plan. Beyond this is 501 Williams Street, which is 
zoned Single-Family 7 (SF-7) District and is classified as a Non-Contributing Property.  

 
West: Directly west of the subject property are two (2) parcels of land (i.e. 302 and 303 N. Fannin Street) developed with 

single-family homes zoned Single-Family 7 (SF-7) District. 303 N. Fannin Street is classified as a Medium 
Contributing Property and 302 N. Fannin Street is classified as a High Contributing Property.  Beyond this is N. 
Fannin Street, which is identified as a Minor Collector on the Master Thoroughfare Plan contained in the 
OURHometown Vision 2040 Comprehensive Plan. Beyond this are three (3) parcels of land (i.e. 405, 503 & 601 N. 
Fannin Street) developed with single-family homes and zoned Single-Family 7 (SF-7) District.  405 & 503 N. Fannin 
Street are classified as Non-Contributing Properties and 601 N. Fannin Street is classified as a High Contributing 
Property.  Beyond this is the boundary of the Old Town Rockwall (OTR) Historic District. 

 

FIGURES 3 & 4: EXCERPTS FROM THE CITY’S HISTORIC PLAT/OWNERSHIP BOOKS 
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FIGURE 5: LOCATION MAP 

 
CHARACTERISTICS OF THE PROJECT 
 
The applicant -- Tim Herriage -- recently purchased the 
subject property from Jim and Pat Buttgen, and is in the 
process of remodeling the single-family home on the subject 
property.  As part of the remodel the applicant is proposing 
to construct a driveway approach off of Williams Street and 
remove the existing driveway.  The site plan provided by the 
applicant shows that the driveway will be approximately 
140-feet from the intersection of Williams Street and 
Kernodle Street.  The applicant’s letter states that the 
driveway will be constructed with concrete and is being 
proposed to facilitate better drainage on the property.  Staff 
should note, that this driveway relocation would be 
necessary if the applicant is proposing to subdivide the lot in 
the future.  Currently, the property is served by a gravel driveway that extends from the subject property to Margert Street. 
 
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, is designated as a High Contributing Property, and is directly adjacent to two (2) contributing 
properties (i.e. 302 Margaret Street which is a High Contributing Property and 303 N. Fannin Street which is a Medium 

FIGURE 6: PROPOSED DRIVEWAY LOCATION 
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Contributing Property).  In addition, Section 06, Certificate of Appropriateness (COA), of Article 11, Development Applications 
and Review Procedures, of the Unified Development Code (UDC) states that “(a)ny person carrying out any work that requires 
a building permit for exterior alteration, restoration, reconstruction, new construction, moving or demolition of a property within 
a historic district that is visible must first obtain a Certificate of Appropriateness (COA) from the Historic Preservation Advisory 
Board (HPAB) …”  Based on this, the applicant’s scope of work requires a Certificate of Appropriateness (COA) from the Historic 
Preservation Advisory Board (HPAB). 
 
In reviewing and acting upon a Certificate of Appropriateness (COA) “(t)he Historic Preservation Advisory Board (HPAB) shall 
follow the design guidelines as adopted by the City Council in its consideration of all applications for a Certificate of 
Appropriateness (COA).”  In this case, the Building Standards relating to driveways contained in Appendix D, Historic 
Preservation Guidelines, of the Unified Development Code (UDC) that are applicable to the applicant’s request are as follows: 
“[1] The purpose of the driveway shall be to create a paved surface for the movement of vehicles to parking areas. The driveway 
is defined as the paved area within the property line extending from the back of the sidewalk or lot line to the garage, out building 
or porte-cochere. [2] The driveway should not exceed a width of ten (10) feet. [3] The driveway may extend along the side of 
the residence or structure, through the porte-cochere (if applicable) to the to the rear yard … [5] On a corner lot, the driveway 
may extend from the side street to the garage if the garage is facing the side street. All other width and approach regulations 
will apply to driveways on corner lots … [8] Parking should be on “improved” surfaces only, thereby maintaining the integrity of 
the front, side and rear yards of the property.”  In addition, Subsection (F) of these guidelines also states that “(u)nless previously 
used for a driveway, the side yard is to be used for landscaping with the purpose of enhancing the structure with plant materials.”   
 
In this case, the applicant is proposing to relocate the driveway from Margaret Street to Williams Street.  As stated above, “… 
(o)n a corner lot, the driveway may extend from the side street to the garage if the garage is facing the side street.”  The garage 
at 501 Kernodle Street was constructed in 1986, faces towards the rear property line, and takes access from Margaret Street.  
In addition, the current driveway on Margaret Street does meet the City’s driveway spacing requirements.  The applicant’s 
request of setting the driveway 140-feet from the intersection of Kernodle Street and Margaret Street does not meet the minimum 
standards established by the City of Rockwall and the Texas Department of Transportation (TXDOT).  Specifically, the City’s 
Engineering Standards of Design and Construction Manual stipulates a minimum driveway spacing of 200-feet from the 
intersection of a Collector (i.e. SH-66 or Williams Street) and Local (i.e. 
Kernodle Street), and the Texas Department of Transportation’s 
(TXDOT’s) Access Management Manual requires a minimum spacing for 
driveways of 200-feet for State Highways with a posted speed of 30 MPH.  
The applicant has stated in his letter that there are currently seven (7) 
driveways within 200-feet of the subject property that take access onto SH-
66.  It should be noted that there are actually only six (6) residential 
driveways within 200-feet of the subject property, and that all but one (1) 
driveway is located on the southside of SH-66 (see the driveway exhibit in 
the attached packet).  The subject property is currently on the northside of 
SH-66.  Staff should also point out that these homes were constructed in 
1905, 1918, 1939, 1975, 1985, and 1991, well before the current traffic 
volumes carried by this roadway were established, and that many of the 
properties on the southside of SH-66 only have the ability to access SH-
66.  The subject property has the ability to access both Kernodle Street 
and Margaret Street, which are smaller roadways intended to carry 
residential traffic.  It is also worth mentioning that no new driveways have 
been permitted onto SH-66 in this area since 1991.  Staff did request that 
the Police Department provide a list of vehicular accidents in the area 
between N. Fannin Street and Kernodle Street from 2020 to present, and 
was provided with a report of five (5) separate vehicular accident reports 
in this block (i.e. one [1] from 2020, two [2] from 2021, and two [2] from 
2022) [this has been provided in the attached packet].   
 
With this case, the applicant has submitted a revised letter and additional 
information from the information that was originally presented at the April 
21, 2022 meeting.  The applicant’s new letter states that the Sanborn Maps 
from 1911 and 1934 show that “…carriages/vehicles most likely would have 

FIGURE 7: 1911 SANBORN MAPS 

FIGURE 8: 1934 SANBORN MAPS 
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entered the home from Williams.  Specifically given the clear ‘dividing line’ present on both maps and location of barn/stable.”  
Staff has reviewed the Sanborn Maps, the original subdivision plat, and all properties that were constructed prior to 1900 to 
determine if there is any validity to the applicant’s statement.  Specifically, staff observed that: [1] the home was originally platted 
on a single lot that took up the entire block indicating that the land making up Block 2 was under common ownership, [2] the 
Sanborn Maps do not show driveway access, and [3] based on homes constructed during a similar time period as the home on 
the subject property there does not appear to be a pattern to where driveways were located during this time period (see Table 
1).  Taking all of this into consideration, staff does not see anything that would indicate that “…carriages/vehicles most likely 
would have entered the home from Williams.”  In fact, it is just as probable to assume that the property had access from Kernodle 
Street, especially when considering that the front door of the home on the subject property faces Kernodle Street.  Finally, in 
the applicant’s information he links the proposed driveway to fixing drainage issues on the site.  Staff has reviewed the 
information that the applicant has submitted and cannot determine a correlation between the two (2) issues (i.e. proper drainage 
of the property can be achieved regardless of where the driveway is located).  It should also be noted that the applicant’s plan 
appears to propose creating a concentrated flow condition, which would have to be engineered to determine if the existing 
drainage systems has the capacity necessary to accommodate this flow.  In addition, this would have to be approved by the 
City of Rockwall and the Texas Department of Transportation (TXDOT). 
 
TABLE 1: DRIVEWAY LOCATION IN RELATION TO THE FRONT DOOR FOR HOME CONSTRUCTED PRIOR TO 1900 
NOTES: THE FRONT DOOR IS ASSUMED TO BE THE FRONT OF THE HOUSE SO: [1] FRONT = DRIVEWAY AND FRONT DOOR FACING THE SAME STREET; [2] SIDE 
= DRIVEWAY IS LOCATED ON ONE OF THE SIDE YARDS WITH THE FRONT DOOR FACING THE FRONT YARD; AND [3] REAR = DRIVEWAY IS AT THE REAR OF 
THE PROPERTY AND THE FRONT DOOR IS FACING THE FRONT YARD. 

PROPERTY YEAR BUILT DRIVEWAY LOCATION CURRENT USE MULTIPLE STREET FRONTAGE 
307 S. CLARK STREET 1890 FRONT RESIDENTIAL NO 
302 S. FANNIN STREET 1895 REAR COMMERCIAL YES 
702 N. GOLIAD STREET 1898 FRONT COMMERCIAL NO 
912 N. GOLIAD STREET 1893 FRONT COMMERCIAL NO 
501 KERNODLE STREET 1885 SIDE YARD RESIDENTIAL YES 
300 MUNSON STREET 1880 FRONT RESIDENTIAL YES 
402 MUNSON STREET 1885 SIDE YARD RESIDENTAIL YES 
406 E. RUSK STREET 1890 FRONT RESIDENTAIL YES 
507 E. RUSK STREET 1890 SIDE YARD RESIDENTAIL YES 
406 STARR STREET 1896 FRONT AND SIDE YARD RESIDENTAIL YES 
501 STORRS STREET 1885 FRONT RESIDENTIAL YES 
602 STORRS STREET 1890 SIDE YARD RESIDENTIAL YES 
605 WASHINGTON STREET 1895 FRONT RESIDENTAIL NO 

 
Subsection 06.03(G)(5), Standards for Approval, of Article 05, District Development Standards, of the Unified Development 
Code (UDC), states “(t)he Historic Preservation Advisory Board 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 [Section 06.03, Historic Overlay (HOV) District, UDC] and proposed preservation 
criteria [Appendix D, Historic Preservation Guidelines, UDC].”  Based on the information contained in this case memo, the 
proposed driveway approach off of SH-66 appears to not only have the potential to create an unsafe condition by adding an 
additional driveway onto SH-66, but also provides the applicant with the ability to subdivide the property into additional lots that 
could affect the character of the subject property.  In addition, the driveway request is not consistent with the guidelines contained 
in the Unified Development Code (UDC) and used to evaluate Certificate of Appropriateness (COA) requests.  With all of this 
being said, the approval of a Certificate of Appropriateness (COA) is a discretionary decision for the Historic Preservation 
Advisory Board (HPAB).  Since the applicant will need to request a variance from both the City of Rockwall’s Planning and 
Zoning Commission and the Texas Department of Transportation (TXDOT), should the Historic Preservation Advisory Board 
(HPAB) choose to approve the request for a Certificate of Appropriateness (COA) a recommendation for approval would be 
forwarded to the Planning and Zoning Commission; however, if the Historic Preservation Advisory Board (HPAB) chooses to 
deny the Certificate of Appropriateness (COA) this case could not move forward to the Planning and Zoning Commission for a 
variance to the driveway spacing requirements. 
 
NOTIFICATIONS 
 
On May 6, 2022, staff mailed 30 property owner notifications to all property owners and occupants within 200-feet of the subject 
property.  At the time this case memo was prepared, staff had not received any notices returned regarding the applicant’s 
request. 
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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) The applicant will be required to seek approval of a variance from the Planning and Zoning Commission and the Texas 

Department of Transportation (TXDOT) for driveway spacing. 
 

(2) 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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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. H2022-004: COA for a 501 Kernodle Street 
 
Hold a public hearing to discuss and consider a request by Tim Herriage for the approval of a Certificate of Appropriateness (COA) for a High Contributing Property 
being a 0.7096-acre parcel of land identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
For the purpose of considering the effects of such a request, the Historic Preservation Advisory Board will hold a public hearing on Thursday, May 19, 2022 at 6:00 
PM. This hearing 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: 
 

Ryan Miller 
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, May 19, 2022 at 4:00 PM to ensure they are included in the information provided to the Historic Preservation 
Advisory Board.  
 
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. H2022-004: COA for 501 Kernodle 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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Lee, Henry

From: Taylor Pointer <taylorpointer@gmail.com>
Sent: Tuesday, May 17, 2022 2:13 PM
To: Planning
Subject: Case no H2022-004 COA for 501 kernodle st

We oppose the request because we want to maintain the historical integrity of the neighborhood.  We also don’t want 
to see this property (or any property along this stretch of Williams St) to go commercial. 
Thank you, 
Taylor and Price Pointer 
304 Williams St. 
 
Sent from my iPhone 
________________________ 
This email was scanned by Bitdefender 
  CAUTION:   This email originated from outside of the organization. Do not click links or open attachments unless you 
recognize the sender and know the content is safe. 
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Dear Board Members, 

Today, I come before you to request a Certificate of Appropriateness (COA) to install a driveway from 

the rear of my garage to Williams Street.  I am fully aware that this is just one of three steps to the 

process.  The first step (COA) only allows the Planning and Zoning Commission to consider this request.  

If, and only if, I can pass the P&Z process, I understand I would still need Tx DOT approval.  Much of this 

is going to be difficult, but it is needed in order to protect the structure. 

As you can see in the attachments, TX DOT has installed an inlet on the SE corner of what was originally 

Block 2 of the Farmers and Merchants addition.  When viewing the contour diagrams provided by the 

City, you will see the current lot drainage forces all water from more than 1.3 acres of land under the 

historic property located at 501 Kernodle. 

You have a duty to protect and preserve this property.  You have a duty to act in a professional manner.  

If you cannot put aside your personal relationships with opposition to this plan, you should recuse 

yourself or resign. 

Scientifically, this plan is required.   

• I plan to attempt to relocate the “greenhouse” and cut a 2’ deep and 3’ wide drainage swell N 

and S along the property.  This will stop what is known as “lot to lot” drainage. 

• The sidewalk along Williams will cross the driveway, as is customary in residential 

neighborhoods.   

• There will be a drainage relief inlet and pipe under the driveway. Possibly a culvert.  This will 

allow the water to run West to East along Williams to the inlet.  Ultimately TX DOT would have 

the final say on that.  

• We will cut another drainage relief trench West to East that will be 3’ deep on the west side and 

only 6” deep on the East.  It will be a 3 foot wide relief. 

This plan specifically addresses preserving a highly contributing property, and as such, dictates the board 

approves and supports this plan. 

 

Thank you. 

 



1911:  Driveway could not have been 
in current gravel area according to map 

and structures present.  Given 
orientation of porch, carriages/vehicles 

most likely would have entered the 
home from Williams.  Specifically given 

the clear “dividing line” present on 
both maps and location of barn/stable.

1934:  302 Margaret is represented.  Driveway 
could not have been in current gravel area 

according to map and structures present.  Given 
orientation of porch, carriages most likely would 

have entered the home from Williams.  Specifically 
given the clear “dividing line” present on both 

maps and location of barn/stables.



Current topography shows the location of 
the inlet and lack of drainage areas is 

pushing an acre of water under the home.



Proposal 
would only 
require 
removal of 
one tree for 
driveway.  A 
Crape Myrtle 
which we will 
attempt to 
transplant

3’ wide swale redirecting water

3
’ w

id
e sw
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ater

inlet



Site plan subject to 
engineering and approval.

Greenhouse relocated if it 
doesn’t fall apart.
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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: April 21, 2022 
 

APPLICANT: Tim Herriage 
 

CASE NUMBER: H2022-004; Certificate of Appropriateness (COA) for 501 Kernodle Street 
 
 

SUMMARY 
 
Hold a public hearing to discuss and consider a request by Tim Herriage for the approval of a Certificate of Appropriateness 
(COA) for a High Contributing Property being a 0.7096-acre parcel of land identified as Lot 1-R, Block 2, Buttgen 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 501 Kernodle Street, and take any action necessary. 
 
BACKGROUND 
 
The structure at 501 Kernodle Street was constructed in 1885 by M. H. 
McCoy.  Mr. McCoy was a local businessman who also owned 
Rockwall’s first hardware store and later became a prominent banker.  
The home was purchased by Jim and Pat Buttgen in 1977.  During 
their tenure in the house the Buttgen’s completed several remodels of 
the home including: [1] finishing the attic into a large bedroom and 
bathroom, [2] added a den to the lower level, [3] restoration of the pine 
floors throughout the home, and [4] added kitchen cabinets.  During 
the remodel of the home, the Buttgens discovered the remains of a 
unique underground watering system invented by Mr. McCoy.  
According to the 2017 Historic Resource Survey, the house was 
constructed in a Modified L-Plan with Folk Victorian style influences 
and is classified as a High Contributing Property.  According to the 
Rockwall Central Appraisal District (RCAD), situated on the subject 
property is the 2,152 SF single-family home that was constructed in 
1885, two (2) covered porches -- being 176 SF and 476 SF -- constructed in 1885, a 100 SF gazebo constructed in 1980, and 
a 480 SF detached garage constructed in 1986. 
 
PURPOSE 
 
The applicant is requesting approval of a Certificate of Appropriateness (COA) for the purpose of: [1] demolishing the 176 SF 
porch situated on the north side of the primary structure, and [2] constructing a new driveway off of Williams Street that does 
not meet the minimum standards stipulated by the Texas Department of Transportation (TXDOT) or the City.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 501 Kernodle Street.  The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property is Margaret Street, which is identified as a R2U (residential, two [2] lane, 

undivided roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive 
Plan. Beyond this is a vacant 0.43-acre parcel of land (i.e. 601 Kenodle Street) zoned Single-Family 7 (SF-7) 
District, and identified as a Non-Contributing Property. Beyond this are the boundaries of the Old Town Rockwall 

FIGURE 1: AUGUST 10, 2012 
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(OTR) Historic District followed by several parcels of land developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 

 
South: Directly south of the subject is Williams 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 three (3) 
parcels of land (i.e. 306, 308, and 310 Williams Street) developed with single-family homes that are zoned Single-
Family 7 (SF-7) District. 306 & 310 Williams Street are classified as Low Contributing Properties and 308 Williams 
Street is classified as Low Contributing Property. Beyond this is Lofland Park, which is a 1.377-acre public park.  

 
East: Directly east of the subject property Kernodle Street, which is identified as a R2U (residential, two [2] lane, undivided 

roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 
Beyond this are three (3) parcels of land (i.e. 502 and 506 Kernodle Street and 501 Austin Street) developed with 
single-family homes. All of these properties are zoned Single-Family 7 (SF-7) District, are located within the Old 
Town Rockwall Historic District, and are designated as Non-Contributing Properties. Beyond this is Austin Street, 
which is identified as a R2U (residential, two [2] lane, undivided roadway) on the Master Thoroughfare Plan 
contained in the OURHometown Vision 2040 Comprehensive Plan. Beyond this is 501 Williams Street, which is 
zoned Single-Family 7 (SF-7) District and is classified as a Non-Contributing Property.  

 
West: Directly west of the subject property are two (2) parcels of land (i.e. 302 and 303 N. Fannin Street) developed with 

single-family homes zoned Single-Family 7 (SF-7) District. 303 N. Fannin Street is classified as a Medium 
Contributing Property and 302 N. Fannin Street is classified as a High Contributing Property.  Beyond this is N. 
Fannin Street, which is identified as a Minor Collector on the Master Thoroughfare Plan contained in the 
OURHometown Vision 2040 Comprehensive Plan. Beyond this are three (3) parcels of land (i.e. 405, 503 & 601 N. 
Fannin Street) developed with single-family homes and zoned Single-Family 7 (SF-7) District.  405 & 503 N. Fannin 
Street are classified as Non-Contributing Properties and 601 N. Fannin Street is classified as a High Contributing 
Property.  Beyond this is the boundary of the Old Town Rockwall (OTR) Historic District. 

 

 
FIGURE 2: LOCATION MAP 
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CHARACTERISTICS OF THE PROJECT 
 
The applicant -- Tim Herriage -- recently purchased the subject property 
and is in the process of remodeling the single-family home on the subject 
property.  As part of the remodel the applicant is proposing to [1] demolish 
an existing 176 SF covered porch and [2] construct a driveway approach 
off of Williams Street.  The 176 SF covered porch is situated on the 
northside of the existing single-family home.  According to the Rockwall 
Central Appraisal District (RCAD) the covered porch was constructed in 
1885; however, based on the 1911 & 1934 Sanborn Maps the covered 
porch was not constructed as of April 1934.  Staff has verified that the 
covered porch has been situated on the subject property since prior to 1977 
based on historic records of the property.  The applicant is proposing to 
remove this porch and create a standard 18-inch roof overhang (see Figure 
5 for an image of the covered porch).  According to the applicant’s letter 
the reason that the demolition is being requested is to facilitate drainage 
improvements on the property, and to allow the future subdivision of the 
subject property into “…as many as four total [lots], or as little as two [lots].”  
 
The applicant is also proposing to construct a new driveway along Williams 
Street.  The site plan provided by the applicant shows that the driveway 
will be approximately 140-feet from the intersection of Williams Street and 
Kernodle Street.  The applicant’s letter states that the driveway will be 
constructed with concrete.  This driveway would be necessary if the applicant is proposing to subdivide the lot in the future.  
Currently, the property is served from Margert Street. 
 

FIGURE 5: COVERED PORCH TO BE REMOVED FIGURE 6: PROPOSED DRIVEWAY LOCATION 
 
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, is designated as a High Contributing Property, and is directly adjacent to two (2) contributing 
properties (i.e. 302 Margaret Street which is a High Contributing Property and 303 N. Fannin Street which is a Medium 
Contributing Property).  This section of the ordinance goes on to list specific examples of projects where a Certificate of 
Appropriateness (COA) is required; “…examples of situations that require a Certificate of Appropriateness (COA) for work 
performed on an applicable property [include:] …(b) Demolition or removal of an existing structure… [and] (c) alterations to the 
façade, including additions and removals that will be visible from a public street…”.  The two (2) projects proposed by the 

FIGURE 3: 1911 SANBORN MAPS 

FIGURE 4: 1934 SANBORN MAPS 



 

PLANNING AND ZONING DEPARTMENT PAGE 4 CITY OF ROCKWALL 

applicant (i.e. the addition of a new concrete driveway and demolition of an existing covered porch) are projects that require a 
Certificate of Appropriateness (COA). 
 
Looking at the proposed demolition of the 176 SF covered porch, Section 10, Demolition Criteria, of Appendix D, Historic 
Preservation Guidelines, of the Unified Development Code (UDC) states:  
 
“Demolition of a structure which contributes historically or architecturally to the Historic District should be prohibited, except as 
provided below.  Demolition of a structure would be allowed if: 
 
(a) The building has lost its architectural and historical integrity and importance, and its removal will not result in a negative, 

less appropriate visual effect on the Historic District; or 
(b) A 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 effect on the Historic District; or 
(c) There is an imminent threat to the health, safety and welfare to the surrounding residents and/or property because of an 

unsafe condition that constitutes an emergency (see Section 11, Demolition by Neglect).” 
 
In this case, staff has established that the covered porch is not original to the single-family home that was constructed in 1885.  
Based on the dates estimated by staff (i.e. that the covered porch was constructed after 1934 but prior to 1977), the covered 
porch does not appear to be architecturally and historically significant to the existing single-family home, and the removal of the 
structure would bring the property closer into conformance with original structure constructed by M. H. McCoy.  
 
With regard to the proposed driveway, the applicant has submitted a site plan showing that the drive approach will be constructed 
on the side yard of the subject property off of Williams Street (i.e. SH-66).  According to Section 07, Building Standards, of 
Appendix D, Historic Preservation Guidelines, of the Unified Development Code (UDC), “(u)nless previously used for a driveway, 
the side yard is to be used for landscaping with the purpose of enhancing the structure with plant materials.”  In addition, this 
section goes on to state that “the driveway should not exceed a width of ten (10) feet …” [and] “… (o)n a corner lot, the driveway 
may extend from the side street to the garage if the garage is facing the side street.”  In this case, the garage on the subject 
property was constructed in 1980, faces towards the rear property line, and takes access from Margaret Street.  
 
Staff is also obligated to point out that the applicant’s request of setting the driveway 140-feet from the intersection of Kernodle 
Street and Margaret Street does not meet the minimum standards established by the City of Rockwall and the Texas Department 
of Transportation (TXDOT).  Specifically, the City’s Engineering Standards of Design and Construction Manual stipulates a 
minimum driveway spacing of 200-feet from the intersection of a Collector (i.e. SH-66 or Williams Street) and Local (i.e. Kernodle 
Street), and the Texas Department of Transportation’s (TXDOT’s) Access Management Manual requires a minimum spacing 
for driveways of 200-feet for State Highways with a posted speed of 30 MPH.  The applicant has stated in his letter that there 
are currently seven (7) driveways within 200-feet of the subject property that take access onto SH-66.  It should be noted that 
there are actually only six (6) residential driveways within 200-feet of the subject property, and that all but one (1) driveway is 
located on the southside of SH-66.  The subject property is currently on the northside of SH-66.  Staff should also point out that 
these homes were constructed in 1905, 1918, 1939, 1975, 1985, and 1991, well before the current traffic volumes carried by 
this roadway were established, and that many of the properties on the southside of SH-66 only have the ability to access SH-
66.  The subject property has the ability to access both Kernodle Street and Margaret Street, which are smaller roadways 
intended to carry residential traffic.  It is also worth mentioning that no new driveways have been permitted onto SH-66 in this 
area since 1991.  Staff did request that the Police Department provide a list of vehicular accidents in the area between N. Fannin 
Street and Kernodle Street from 2020 to present, and was provided with a report of five (5) separate vehicular accident reports 
in this block (i.e. one [1] from 2020, two [2] from 2021, and two [2] from 2022).  Since the applicant will need to request a variance 
from both the City of Rockwall’s Planning and Zoning Commission and the Texas Department of Transportation (TXDOT) before 
being able to proceed with construction, the Historic Preservation Advisory Board (HPAB) would be providing a recommendation 
through the action taken in this Certificate of Appropriateness (COA) case. 
 
Subsection 06.03(G)(5), Standards for Approval, of Article 05, District Development Standards, of the Unified Development 
Code (UDC), states “(t)he Historic Preservation Advisory Board 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 [Section 06.03, Historic Overlay (HOV) District, UDC] and proposed preservation 
criteria [Appendix D, Historic Preservation Guidelines, UDC].”  As stated above, the proposed demolition of the covered porch 
does not appear to change the essential character of the subject property; however, the proposed driveway approach off of SH-
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66 appears to not only have the potential to create an unsafe condition by adding an additional driveway on SH-66, but also 
provides the applicant with the ability to subdivide the property into additional lots that could affect the character of the subject 
property.  In addition, the driveway request is not consistent with the regulations contained in the Unified Development Code 
(UDC).  With this being said, the approval of a Certificate of Appropriateness (COA) is a discretionary decision for the Historic 
Preservation Advisory Board (HPAB). 
 
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) The applicant will be required to seek approval of a variance from the Planning and Zoning Commission and the Texas 

Department of Transportation (TXDOT) for driveway spacing. 
 

(2) 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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