
LANDMARKS board 
 

City of Springfield 
P.O. Box 8368 

Springfield, Missouri 65801 
               417-864-1031 

 
 
 
 
 
 

City of Springfield 
 

INTEROFFICE MEMORANDUM 
 
 

DATE:  May 20, 2015 
 
RE:  Landmarks Board Meeting 
 
 
 
Please, find attached the agenda for the Landmarks Board meeting on June 3, 2015. No 
tour is being offered.   
 
 
 
 
 
 
 
 
___________________ 
Daniel Neal 
Senior Planner 
 
 
 



Landmarks Board 
    City of Springfield - Historic City Hall - Council Chambers 

830 Boonville Avenue 
 

June 3, 2015 
5:30 p.m. 

 
I Roll Call 
 
II Minutes 
 A. None 
 
III Unfinished Business 
 A. Certificate of Appropriateness 
 B. Certified Local Government Review 
  1. Timmons Temple National Nomination 
 C. Pre-Application Review 
IV New Business 
 A. Certificates of Appropriateness   
  1.  1215 N. Benton: Rehabilitate structure and make site improvements 
 B. Certified Local Government Review 
 C. Pre-Application Review 
   
V Communications 
   
VI Reports 
 A. Report on committees 
  1.  Application 
  2.  Demolition 
  3.  Historic Sites and Districts 
       a.   Mid-Century Modern – Potential Historic Structures 
       b.   Ozarks Rock Structures Survey 
  4.  Communications 
  5.  Awards and Recognition 
       a.   Preservation Month Awards and Activities 
  6.  Design Guidelines 
   
 B. Administrative approval of C of A’s 
  
VII         Any other matters that fall under the jurisdiction of the Board 
  1. Landmarks Board Training Session (June 17) 
VIII       Adjournment 
 
 

Note:  In accordance with ADA guidelines, if you need special accommodations when attending any City meeting, please notify the 
City Clerk’s office at 864-1443 at least 3 days prior to the scheduled meeting. 

 

 
 
Laurel Bryant 
Real Estate Representative 
Chair 
 
David Eslick 
Historian Representative 
 
Len Eagleburger 
At-Large Representative 
 
Gary Bishop 
Walnut Street Representative 
Vice-Chair 
 
Joel Thomas 
Architect Representative 
 
Nancy Crandall 
At-Large Representative 
Vice-Chair 
 
Paden Chambers 
Commercial Street 
Representative 
 
Kent Brown 
Mid-Town Representative 
 
Justin Stanek 
At-Large Representative 
 



 
LANDMARKS board 

 
City of Springfield 

P.O. Box 8368 
Springfield, Missouri 65801 

417-864-1031 

 
STAFF REPORT 

 
 
HISTORIC SITE 

 
DATE:  May 20, 2015 
 
PROPOSAL: 
 

1. Restore or rehabilitate the significant architectural (exterior) elements of the 
house. All exterior wooden surfaces will be repaired or restored. Repair, re-point 
and clean brick facades. 

2. Replace vinyl windows on the 2nd and 3rd floors with historically accurate wood 
windows. 

3. Add a walkway between the houses where the driveway currently exists and any 
other site work as shown on attached proposed site plan. 

4. Construct a conservatory on the footprint of the south deck. 
5. Remove and recycle the existing aluminum storm windows and replace with 

historic wooden storm windows.  
6. Install new gutters and downspouts that are consistent with colonial revival 

architecture along with drain lines.  
7. Install steel or other structural elements to be hidden within the existing columns 

and framing. 
8. Enclose the rear deck of the house with a 2nd story balcony accessible form the 

rear hall of the 2nd story suites. 
 
BACKGROUND: 
 
 LOCATION:  1215 N. Benton Ave. 
 
 HISTORIC DESIGNATION: Historic Site – Hawkins House 
 
 APPLICANT:  Historic Patterson House, LLC c/o Michael Textor 
 
RECOMMENDATION: 



 
Staff recommends approval of this request. There may be some items that need 
additional information or details to be provided. 
 
FINDINGS: 
 

1. The house at 1215 N. Benton Avenue is a contributing structure in the Mid-Town 
National Historic District. It is also a local historic site that is protected by the 
Planned Development 348 which was approved by City Council on May 11, 
2015.  

 
2. The proposed enclosed porch and conservatory will not be easily viewable from 

Benton Avenue which is considered the primary view and the other changes 
appear to follow the Secretary of Interior's Standards for Rehabilitation. 
 

3. The Mid-Town Design Guidelines state that adaptive re-use of houses in the 
district is an appropriate tool for preservation in certain areas. It mentions that 
several structures west of Drury University are appropriate because these 
buildings have appropriate zoning and good site location for adaptive re-use and 
most are large housing structures on large lots. 

 
STAFF CONTACT: 
Daniel Neal 
Senior Planner 
864-1036 



ATTACHMENT A 
BACKGROUND REPORT 

1215 N. Benton Ave. 
 

APPLICANT’S PROPOSAL:   
 
The applicant is proposing to rehabilitate the Hawkins House at 1215 N. Benton Avenue 
to allow for a bed and breakfast and restaurant. The proposed renovations will allow for 
the conversion and adaptive re-use of the structure from a single-family residence to a 
mixed use development. The applicant has been approved for a rezoning to a Planned 
Development 348 that will allow the proposed commercial uses. The applicant is also 
seeking historic tax credits which the Patterson House is eligible for since it is a 
contributing structure in the Mid-Town National Historic District. The applicant is also 
proposing to renovate and apply for tax credits for the Patterson House at 1225 N. Benton 
Ave. which is directly north of this property and part of the rezoning request for a bed 
and breakfast and restaurant use. 
 
STAFF COMMENTS: 
 

1. The Mid-Town Design Guidelines state that any new additions should be located 
at rear or side of the structure and out of view of the street. The proposed location 
of the ramp or lift is at the rear of the structure and will not be viewable from 
Benton Avenue. Staff does not believe that the proposed changes overpower the 
historic structure and will not adversely affect the integrity of the historic site. 
 

2. The Mid-Town Design Guidelines state that adaptive re-use of houses in the 
district is an appropriate tool for preservation in certain areas. It mentions that 
several structures west of Drury University are appropriate because these 
buildings have appropriate zoning and good site location for adaptive re-use and 
most are large housing structures on large lots. 
 

3. All proposed work is required to receive a building permit to be issued by 
Building Development Services. All other requirements of the Planned 
Development, Mid-Town UCD, Zoning Ordinance and Building Code shall 
apply. 



ATTACHMENT B 
DESIGN STANDARDS & GUIDELINES 

1215 N. Benton Ave. 
 

ZONING ORDINANCE: 
 
No specific design guidelines have been established by ordinance for historic sites.  The 
Board has the authority to approve or disapprove the proposed application.  A building 
permit will be issued to the applicant, even if the Board denies the application, sixty (60) 
days from the date of the application for the building permit. 
 
 
SECRETARY OF INTERIOR’S STANDARDS: 
 
2. The historic character of a property will be retained and preserved. The removal 

of historic materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided. 

 
3. Each property will be recognized as a physical record of its time, place, and use. 

Changes that create a false sense of historical development, such as adding 
conjectural features or elements from other historic properties, will not be 
undertaken. 

 
4. Most properties change over time; those changes that have acquired historic 

significance in their own right shall be retained and preserved. 
 
5. Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 
9. New additions, exterior alterations, or related new construction will not destroy 

historic materials, features, and spatial relationships that characterize the property. 
The new work will be differentiated from the old and will be compatible with the 
historic materials, features, size, scale and proportion, and massing to protect the 
integrity of the property and its environment.  

 
MID-TOWN DESIGN GUIDELINES 
 
NEW ADDITIONS: 
 
The Applicant Should Consider: 
 
1.  Locating additions at rear or side of structure, out of view of the street. 
2. Using a design that is sympathetic to the original structure but contemporary in 

spirit.  
3. Using building materials and decorative treatments that are compatible with the 

historic structure. 



4. Designing the addition so as to prevent removal of historic elements on the 
principal structure. 

 
The Applicant Should Avoid: 
 
1. Constructing additions that overpower the existing structure. 
2. Constructing an addition on the principal elevation(s).  
3. Constructing additions with false historic appearance. 
4. Altering the existing historic roofline to accommodate an addition. 

 
WINDOWS: 
 
The Applicant Should Consider: 
 
1.  Retaining all original windows in place. 
2. Repairing the original window or, if not feasible,  
3. Replacing the window in kind, recognizing the importance of sash type, size, 

muntins, mullions, and glass. 
4. Using interior or exterior storm windows that match size, meeting rails, and heads 

of the original windows. 
5. Using clear glass. 
6. Installing “greenhouse” windows and skylights on side and rear elevations. 
 
The Applicant Should Avoid: 
 
1. Altering the size or type of windows. 
2. Changing the location of windows.  
3. Partially or wholly blocking windows. 
4. Using glass that isn’t clear unless colored or stained glass is historically 

documented or appropriate. 
5. Installing “greenhouse” windows and skylights on principal elevations. 
 
PORCHES: 
 
The Applicant Should Consider: 
 
1.  Retaining all historic elements. 
2. Repairing the historic features of the porch or, if not feasible  
3. Replacing the features in like material and style. 
 
The Applicant Should Avoid: 
 
1. Removing any element. 
2. Replacing an element with over or undersized replacements.  
3. Replacing wooden posts with wrought iron 
4. Adding new front porches or vestibules. 



5. Changing location of steps. 
6. Enclosing existing front porches. 
 



ATTACHMENT C 
ARCHITECTURAL SIGNIFICANCE 

1215 N. Benton Ave. 
 

ARCHITECTURAL SIGNIFICANCE: 
 
1. The structure was listed as a contributing structure in the Mid-Town National 

Historic District on July 13, 1989. 
 
2. The structure was recognized as a historic structure in Planned Development 348 

that was approved by City Council on May 11, 2015. 
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430 S. GLENSTONE AVE. SPRINGFIELD, MO 65802
PH: 417.885.0002  FAX: 417.868.0072

www.paragonarchitecture.com

MISSOURI STATE CERTIFICATE OF AUTHORITY #2010011426

PROJECT NUMBER:

HAWKINS HOUSE RENOVATION

EXTERIOR ELEVATIONS

04/21/2015

15-230

EAST EXTERIOR ELEVATION

WEST EXTERIOR ELEVATION

NORTH EXTERIOR ELEVATION

SOUTH EXTERIOR ELEVATION
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430 S. GLENSTONE AVE. SPRINGFIELD, MO 65802
PH: 417.885.0002  FAX: 417.868.0072

www.paragonarchitecture.com

MISSOURI STATE CERTIFICATE OF AUTHORITY #2010011426

PROJECT NUMBER:

HAWKINS HOUSE RENOVATION

EXTERIOR ELEVATIONS

04/21/2015

15-230

CARRIAGE HOUSE - EAST ELEVATION

CARRIAGE HOUSE - WEST ELEVATION

CARRIAGE HOUSE - NORTH ELEVATION

CARRIAGE HOUSE - SOUTH ELEVATION
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