AGENDA ITEM:

12

CASE NUMBER:

MLC 20-115

LANDMARKS MEETING: September 24, 2020

LOCATION:

376 South Main Street

DISTRICT:

South Main Street Historic District

OWNER/APPLICANT:

Joel Lyons

REPRESENTATIVE:

Self + Tucker

REQUEST:

Exterior Alterations: new store front to allow retail on ground level and rental
units above

CONCLUSIONS:
1. Subject property is a two-story, contributing commercial structure, built ca. 1890. The structure has a flat
roof with parapet walls and brick exterior. The existing condition of the structure shows extensive
alterations to the front façade which are the tile exterior at the ground-floor level and glass-block infill at
the transom opening.
2. Proposed work which includes Exterior Alterations for a new store front to allow retail on ground level and
rental units above adheres to the South Main Street Design Guidelines Chapter 3. See pages 5 to 10 of the
staff report.

RECOMMENDATION:
Approval with three (3) conditions

1. The sign that is shown on the provided elevations is subject to Downtown Memphis Commission Design
Review Board and Memphis Landmarks Commission approval, and will be reviewed by the Commission as
a separate application.
2. The exterior brick of the structure shall be cleaned by using the gentlest means possible and any damage
to the brick and mortar shall be prevented.
3. Any change or deviation from the approved Certificate of Appropriateness (COA) shall be submitted to the
Memphis Landmarks Commission for review and approval.

Staff Writer: Ayse Tezel

E-mail: ayse.tezel@memphistn.gov
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Subject Property

Subject property highlighted in yellow.
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Subject property outlined in yellow.
Existing Zoning: South Main (SM[H]) District in the South Main Street Historic District.
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Subject property is a two-story, contributing commercial structure, built ca. 1890. The structure has a flat roof
with parapet walls and brick exterior. The existing condition of the structure shows extensive alterations to the
front façade which are the tile exterior at the ground-floor level and glass-block infill at the transom opening.
See attached National Register’s Record for more details.
Does the Project Meet the District Guidelines?
Chapter 3: Guidelines for Historic Properties
The following design guidelines for historic buildings shall apply to all contributing properties in the South Main
Street Historic Preservation District. The Memphis Landmarks Commission will use the “Guidelines for Historic
Properties” in formal reviews of proposed changes to historic properties. They are also for use, by property
owners and their architects, when developing designs for alteration and strategies for rehabilitation or repair of
historic features. Note that the guidelines for new construction apply to noncontributing properties.
A basic tenet of preservation is that one should minimize intervention in the historic building fabric and,
therefore, in the treatment of a historic building, it is best to preserve those features that remain in good
condition. For those that are deteriorated, repair rather than replacement is preferred. When replacement is
necessary, it should be done in a manner similar to that used historically. In this way original building fabric will
be preserved to the greatest extent possible. This is important in maintaining the integrity of the property.
Treatment of Character-Defining Features
The historic facade material, the trim around openings, and historic cornices are among the character-defining
features to preserve.
H.1 Maintain the historic character of a property.
• If a feature is intact and in good condition, maintain it as such.
• If the feature is deteriorated or damaged, repair it to its original condition.
• If it is not feasible to repair the feature, then replace it with one that is the same or similar in
character (materials, detail, finish) to the original one. Replace only that portion which is beyond repair.
• If the feature is missing entirely, reconstruct it from appropriate evidence.
• If a new feature or addition is necessary, design it in such a way as to minimize the impact on original features.
-Yes, proposed treatments and alterations are consistent with the historic character of the property.
H.2 Distinctive stylistic features or examples of skilled craftsmanship which characterize a building, structure or
site should be treated with sensitivity.
• Preserve intact features with appropriate maintenance techniques.
• Don’t obscure features with coverings or sign panels.
• Features such as loading docks, pavement grates and metal canopies which relate to the commercial history
of the district merit preservation as well.
-Yes, proposed alterations and treatments are appropriate.
H.3 Altering a property to convey a false historic appearance is inappropriate.
• Avoid removing or altering any historic material or significant architectural features.
• Original materials and details that contribute to the significance of the structure are qualities that should be
preserved whenever feasible.
• Retain and preserve original wall and siding material.
-Yes, proposed treatments are alterations are true to the historic characteristics of the structure.
H.4 Avoid adding materials, elements or details which were not part of the original building.
• For example, adding an Italianate door casing to a Classical Revival building would be inappropriate.
-Yes, proposed alterations and treatments include removal of inappropriate glass block and exterior tiles and
utilizing the original materials of the structure.
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H.6 Replace features that are missing or beyond repair.
• Reconstruct only those portions that are damaged beyond repair.
• Reconstruct the original element, based on adequate evidence, if possible. This option is the most strongly
preferred.
• If evidence is missing, a simplified interpretation of similar elements may be considered.
• When feasible, use the same kind of material as the original. A substitute material may be
acceptable if the form and design of the substitute itself conveys the visual appearance of the original material.
-Yes, existing windows of the structure are boarded and inoperable. The applicant is proposing to renovate the
first-floor storefront and replace second-floor windows with new casement windows that match the existing
window openings.
Design of Alterations
Alterations may be considered for historic buildings; however, these alterations should occur in a manner that
will not affect the historic integrity of the property. Note that the guidelines for new construction, N10 - N18,
also apply to alterations of historic properties.
H.7 Design any alterations to be compatible with the historic character of the property.
• Avoid alterations that would hinder the ability to interpret the design character of the original building.
• Alterations that seek to imply an earlier period than that of the building are inappropriate.
-Yes, proposed alterations are to remove inappropriate glass block and exterior tiles, which were done
previously. Those are not compatible with the historic character of the structure and will be replaced with
appropriate materials.
Storefronts
Storefronts on South Main Street possess components that were traditionally seen on commercial buildings.
The repetition of these standard elements creates a visual unity on the street that should be preserved.
H.9 All renovations should preserve these character-defining elements:
• Display windows: The main portion of glass on the storefront.
• Transom: The upper portion of the display, separated from the main display window by a
frame.
• Kickplate: Found beneath the display window. Sometimes called a bulk-head panel.
• Entry: Usually set back from the sidewalk in a protected recess.
• Upper story windows: Windows located on the second story area. These usually have a vertical orientation.
• Cornice molding: A decorative band at the top of the building.
• Piers: Located on either side of the storefront and often constructed of brick or metal.
-Yes, proposed storefront configuration is appropriate and it contains aforementioned character-defining
elements such as kickplate, entry, transom, display windows, and upper story windows.
H.10 Preserve the historic character of the storefront, when it is intact.
• This will help maintain the interest of the street to pedestrians by providing views to goods and activities inside
first floor windows.
• If the storefront glass is intact, it should be preserved.
-Yes, the existing storefront is drastically altered, and the applicant is proposing to renovate the storefront and
bring it back to an appropriate condition.
H.11 If the storefront already is altered, restoring it to the original design is preferred.
• If evidence of the original design is missing, use a simplified interpretation of similar storefronts. The storefront
still should be designed to provide interest to pedestrians.
• See guidelines N.10 through N.18.
-Yes, proposed alterations are intended to restore the storefront to its original design.
H.12 Alternative designs that are contemporary interpretations of traditional storefronts may be considered.
• Where the original is missing and no evidence of its character exists, a new design that uses the traditional
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elements may be considered.
• However, the new design must continue to convey the character of typical storefronts, including the
transparent character of the display window.
• Altering the size of the historic window opening or blocking it with opaque materials is inappropriate.
• Note that, in some cases, an original storefront may have been altered early in the history of the building, and
may itself have taken on significance. Such alterations should be preserved.
• Greater flexibility in treatment of rear facades is appropriate. However, care should be taken to preserve
storefronts on those buildings which have traditional commercial storefronts on more than one facade, such as
a corner building.
-Yes, proposed storefront is a modern interpretation of the original storefront.
Storefront Details
H.13 Preserve significant storefront components.
• These include the columns or piers (usually brick or metal) that support the storefront framing.
• These features should not be altered, obscured or removed.
• In some cases, a storefront may have been replaced with a garage door early in a building’s history. While
reconstructing the original design is encouraged, such an alteration may be retained, especially when
contemporary functions require.
-Yes, the applicant is proposing to restore the storefront and have a modern interpretation of the original.
Overall size of the storefront opening and solid-to-void ration is to remain as original.
H.15 Storefront details should appear similar in scale to those seen historically.
• Frame elements that have a substantial depth are preferred.
-Maybe, overall storefront opening size is to remain as is, and proposed framing details are narrower than
traditionally seen to maximize the ground-floor visibility and pedestrian interest.
Windows
H.16 Retain and repair existing window openings.
• This includes the window sash, lintels, sills, architraves, shutters, pediments, hoods, transoms and all
hardware.
• Do not alter the size of window panes or sash.
Such changes destroy the scale and proportion of the building.
• Visually duplicate the design, hardware and, if possible, the material of the older window sash if new sash is
to be used.
-Maybe, proposed second-floor windows are casement windows with narrow trim that match the existing
opening size. Existing second-floor windows are boarded and original characteristics cannot be detected.
H.17 Maintain historically significant storefront openings.
• The size and shape of original windows are important characteristics that contribute to the integrity of historic
commercial buildings.
• Avoid altering the shape of these features.
• When these elements have already been altered, consider restoring them if their original condition can be
determined.
-Yes, original size of the storefront is to remain as is, and the new storefront configuration is appropriate.
H.18 Retain the original shape of the transom glass in historic storefronts.
• Transoms, the upper glass band of traditional storefronts, introduced light into the depths of the building,
saving on light costs. These bands are found on some historic storefronts, and they often align at approximately
the same height along the block.
• The shape of the transom is important to the proportion of the storefront, and it should be preserved in its
historic configuration whenever possible.
• If the original glass is missing, installing new glass is strongly preferred. However, if the transom must be
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blocked out, be certain to retain the original proportions. One option might be to use it as a sign panel or
decorative band.
-Yes, existing transom windows are replaced with inappropriate glass block. The applicant is proposing to
restore the transom opening with appropriate detailing and apply a glass film.
H.19 Preserve historic upper story windows.
• Historically, upper story windows had a vertical emphasis. The proportions of these windows contribute to
the character of each commercial storefront.
• Don’t block them or alter their size.
• Consider re-opening windows that are currently blocked.
• Maintain the historic sash and wood trim as well. Repair sash rather than replace it when feasible.
• See also Energy conservation guidelines, pages 62-63.
-Yes, the applicant is proposing to restore the boarded second-floor window openings and install casement
windows with narrow trim that match the existing opening sizes.
Entries
H.21 Maintain historically significant doors.
• The size and shape of original doors are important historic characteristics that contribute to the integrity of
historic commercial buildings.
• Use original doors and door hardware when they can be repaired and reused in place. Do not “discard” the
original doors and door hardware when they cannot be repaired.
• Avoid altering the shape of these features.
• If these elements have already been altered, consider restoring them if their original condition can be
determined.
-Maybe, storefront and the main entry door is to be replaced with appropriate materials and configuration.
H.22 When replacement is necessary, use a door style that is found on similar storefronts in the area.
• A wood door with an open glass panel is appropriate on most styles. The glass should
make up at least two-thirds of the door.
• Doors with metal frames and large areas of glass are particularly appropriate on Art Deco style buildings.
• The original doorway configuration should be preserved in any situation.
-Yes, replacement door is appropriate in terms of style, size, and location.
H.24 Where entries are not recessed, maintain them in their original position when feasible.
• However, one may also need to comply with other code requirements, including door width, swing and
construction.
• In some cases, entries must comply with accessibility requirements of the Americans with Disabilities Act.
Note, however, that some flexibility in application of these other regulations is provided for historic properties.
-Yes, Existing entry is not recessed and the applicant is proposing the new entry to be at the same position.
H.25 A new entry that is to be located on a side or rear wall should be subordinate in scale and design character
to the primary entry.
• Traditionally, service doors that were modest in character were used on these secondary walls. This character
should be maintained.
-Maybe, the applicant is proposing a second entry at the left side of the storefront to allow access to the secondfloor of the structure. The size, location, and material of the new entry is appropriate and does not detract from
the main entry.
Kickplates
H.24 Retain the kickplate as a decorative panel.
• The kickplate, located below the display window, adds interesting detail to the streetscape and should be
preserved.
-Yes, the applicant is proposing to renovate the storefront with a new configuration which includes new
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kickplates below the display windows.
H.25 If the original kickplate is missing, develop a sympathetic replacement design.
• Wood is an appropriate material for replacements on most styles. However, ceramic tile and masonry may
also be considered when appropriately used with the building style.
-Yes, proposed kickplates are appropriate in terms of height and style.
Facade Materials
Historic building materials and craftsmanship add textural qualities as well as visual continuity and character to
the streetscape and should be preserved.
H.26 Preserve original facade materials.
• Historically, brick was the dominant building material in the South Main Street Historic District.
-Yes, the applicant is proposing to pressure wash the existing brick exterior and remove the inappropriate
alterations to the façade such as tile and glass block.
H.27 Don’t cover or obscure original façade materials.
• Covering of original facades not only conceals interesting details, but also interrupts the visual continuity along
the street.
• If the original material has been covered, uncover it, if feasible.
-Yes, the applicant is proposing to replace the inappropriate glass block at the transom windows and remove
the inappropriate tile and expose the original brick surface underneath.
Cornices
H.29 Preserve the character of the cornice line.
• Most historic commercial buildings have cornices to cap their facades. Their repetition along the street
contributes to the visual continuity on the block.
• A straight or stepped parapet is appropriate.
-Yes, the existing stepped parapet and detailing is to be retained as is.
Roofs
H.32 Preserve the historic character of the roof.
• Altering a historic parapet line is inappropriate.
• Flat roofs (some with a slight pitch for water drainage) are appropriate.
• Some buildings incorporated decorative roofing elements such as copings with bar tile accents. Where such
features exist, they should be preserved.
-Yes, the original parapet line is to be retained as is.
Technical Repairs
Many historic building elements survive that should be maintained in a manner that will preserve their integrity
as character-defining features.
H.34 Use the gentlest means possible to clean the surface of a structure.
• Perform a test patch (in an inconspicuous place) to determine that the cleaning method will cause no damage
to the material surface. Many procedures can actually have an unanticipated negative effect upon building
materials and result in accelerated deterioration or a loss of character.
• Abrasive methods such as sandblasting are strongly discouraged, as they permanently erode building materials
and finishes and accelerate deterioration.
• If cleaning is appropriate, a low-pressure water wash is preferred. Chemical cleaning may be considered if a
test patch is first reviewed and negative effects are not found.
-Maybe, the applicant is proposing to pressure wash the exterior brick of the structure.
H.36 Plan repainting carefully.
• If masonry has been painted, it may be preferable to continue to repaint it, because paint removal methods
may cause damage to the building materials and finish.
• Note that frequent repainting of trim materials may cause a buildup of paint layers that obscure architectural
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details. When this occurs, consider stripping paint layers to retrieve details. However, if stripping is necessary,
use the gentlest means possible, being careful not to damage architectural details and finishes.
-Yes, the applicant is proposing to paint the first-floor exterior brick, which was covered with inappropriate tile.
H.37 Generally, brick that was not painted historically should remain unpainted.
• Masonry naturally has a water-protective layer, or patina, to protect it from the elements. Painting masonry
walls can seal in moisture already in the masonry, thereby not allowing it to breathe and causing extensive
damage over the years.
• Painting of brick, unless it is mismatched or so deteriorated that it cannot withstand weather, is not
appropriate.
-Yes, the brick exterior of the first-floor is to be painted because it was previously covered with inappropriate
tiles. The applicant will retain the unpainted brick at the second-floor and pressure wash the existing exterior.
Comments
Subject property is a two-story, contributing commercial structure, built ca. 1890. The structure has a flat roof
with parapet walls and brick exterior. The existing condition of the structure shows extensive alterations to the
front façade which are the tile exterior at the ground-floor level and glass-block infill at the transom opening.
The applicant is proposing to restore the structure by replacing the second-floor windows, install a new
storefront, remove inappropriate materials that were added previously such as glass block and exterior tile, and
pressure wash the existing brick exterior. The staff finds that the proposed work is appropriate, which does not
obscure or deteriorate any original characteristics of the structure. Proposed storefront and second-floor
windows are also appropriate in terms of size, configuration, and materials. The elevations provided by the
applicant includes a renovated sign at the front façade, however, the Downtown Memphis Commission’s Design
Review Board did not review it yet. Thusly, this report does not include an analysis of the sign. The applicant will
submit a separate application for the sign in the future.
RECOMMENDATION
Staff recommends approval for Exterior Alterations for a new store front to allow retail on ground level and
rental units above in accordance with the district guidelines and comments stated above, with the following
conditions:
1. The sign that is shown on the provided elevations is subject to Downtown Memphis Commission Design
Review Board and Memphis Landmarks Commission approval, and will be reviewed by the Commission as a
separate application.
2. The exterior brick of the structure shall be cleaned by using the gentlest means possible and any damage to
the brick and mortar shall be prevented.
3. Any change or deviation from the approved Certificate of Appropriateness (COA) shall be submitted to the
Memphis Landmarks Commission for review and approval.
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Previous COA’s:

05/15/1996

Zoning:

South Main (SM[H]) District

Complaint(s):

None

Demolition(s):

None

Public Notice(s):

26 Public Notices were mailed on Wednesday September 9, 2020.
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DEPARTMENTAL COMMENTS
The following comments were provided by agencies to which this application was referred:
City Engineer: No comments received.
City Fire Division: No comments received.
City Real Estate: No comments received.
County Health Department: No comments received.
Construction Code Enforcement: No comments received.
Office of Sustainability and Resilience: No comments received.
Memphis Light, Gas, and Water: No comments received.
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LETTERS RECEIVED
No letters received at the time of completion of this report.
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