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Historic Images

Looking North along Main Street from Church Street 
* image reflects the original, offset entries of 23 and 25 South Main

Looking North along Main Street from Church Street 
* ~1925; 19 South Main; building used for local design context (offset entry)
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Existing Conditions

Looking West from Main Street

Looking East from courtyard

Looking Southwest from Main Street

Looking East from courtyard
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Existing Conditions

Looking West from courtyard

Looking South East from Alley

Looking East from Alley

Looking East from Alley
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Existing Zoning Map

Area of focus

23 South Main
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Existing Site Plan - Sightlines
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Proposed Floor Plan

New landscaping

Enlarged window

Renovated storefront

Paver tile roof deck

Composite decking over roof New event space access Garden entrance

Bar serving window

Standing drink rail

Landscape screen

Addition for restrooms

Overhead string lighting

Picnic table seating

Garden
Courtyard

Restaurant

Event Space

Garden
Bar
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Proposed Plans/Elevations
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Product Cut Sheets

Exterior sconces:
Rejuvination / Valencia / 17”

Exterior sconces:
Barn Electric / Gooseneck / 

Final Finish TBD

Door Replacement:
Trustile BOD / Stile and Rail 

/ Fiberglass / Finish TBD

Door Hardware:
Rocky Mountain BOD / 

Curved Push/Pull / Finish 
TBD

Awning:
Canvas with Straight Edges 

/ Open Sides / Finish TBD

Exterior Finish:
Brick to match existing

Exterior Finish:
Stucco repair / Final Color 

TBD
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Product Cut Sheets

Concrete:
Exposed Aggregate / Finish 

to Match Existing
String Lights:

Above Courtyard / 
Manfacturer TBD

Bar Decking:
Trex (BOD) / Enhance Series 

/ Color TBD

Paving Blocks:
Large Format / Concrete / 

Finish TBD
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ThankYou.
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On June 2, Main Street Clarkston submitted a Design Assistance Request from 
the Clarkston Historic District Commission regarding  an application before the 
Commission regarding 23 S. Main Street. The request ask for MSOC to evaluate 
the application to the Clarkston HDC with respect to compliance with the 
Secretary of the Interior Standards for Rehabilitation proposed for 23 S. Main 
Street; the appropriateness of the proposed materials, and the current condition 
of the building.  

Ron Campbell, AIA  registered architect/principal planner and 36 CFR Part 61 
Federally Qualified in Historic Architecture led a team that including a Certified 
AICP Planner, an architectural Intern and Downtown Preservation Principal 
Planner/Preservation Developer to review the application and render their opinion 
if the proposal met the Secretary of the Interior Guidelines for Rehabilitation. The 
evaluation form was used (see page 2).  An explanation of the bases of these 
decisions are provided in the following pages. 

It is the opinion of this group that the proposed work presented is not in 
compliance with the Secretary of the Interior Standards based on the following 
reasons.

1. The adaptive use of this structure, as designed, results in significant loss of 
the character defining features of this historic structure. 

2.  The prevention of removal and loss of the historic defining features was not 
undertaken.

3. A false sense of history is being created with adding conjectural features or 
architectural elements from other buildings.

4.  Distinctive features, materials, finishes, construction techniques and 
examples of craftsmanship have not been preserved.

5. New construction has destroyed historic materials that characterize the 
property.

6. The storefront windows openings have been reduced in size and configuration.

7. Additional information is needed to understand if the glass will be coated, 
screened, etc. to block vision into the building i.e., into the bar below the 
counter.

8. Additional information is needed to identify any treatments being planned to 
clean, repoint, repaint, etc. the exterior envelope of the historic structure. 
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1. A property shall be used for its historic purpose or be placed in a new use 
that requires minimal change to the defining characteristics of the 
building and its site and environment.

 Not Compliant with the Secretary of the Interior Standards. The building 
has been a variety of uses in its 102-year history. Conversion to a 
restaurant is not at issue.  The issue is the extent of the rehabilitation 
which is changing character defining features.  The entire storefront is 
being demolished and rebuilt to mimic other storefronts in town. We 
believe the objective of rehabilitation of this building is possible without 
loss of the historic façade.

2. The historic character of a property shall be retained and preserved. The
     removal of historic materials or alteration of features and spaces that
     characterize a property shall be avoided.

  Not Compliant with the Secretary of the Interior Standards. The historic 
character and defining features of this structure is basic to the treatment 
of all historic buildings.  It is seen in this building by its very deliberate 
symmetrical design.  The recessed entry centrally positioned, balanced 
on either side by large display type windows.  The entry, at one time, was 
emphasized by a masonry gable inline with the center entrance.  
Remnants of  the gable still exist and are identical to the neighboring 
building on the south. Both buildings were constructed within a year of 
one another by the same developers.  The fact that they were nearly 

 identical to one another speaks to the strong conviction they and their 
architect had.  These features should be preserved and  reconstructed to 
reestablish the relationship between the two buildings.  

 The North, south and west exterior walls were built with structural terra 
cotta tile and stucco finish surface, most likely vitrified since it has held 
up so well. This was a very popular material in the first quarter of the 20th 
century.  Based on the drawings it appears that the north wall is being 
repainted but there is no confirmation in the application. There is no 
problem with repainting although the owner / designer should be aware 
that the paint being use is compatible with the existing paint to prevent 
poor adhesion and maintenance issues.   The wall of the west elevation 
will be enclosed with the planned addition and will become an interior 
wall in the rehabilitated building.  If in the future it was desired to return 
the historic structure to its original form the addition could be removed 
with little damaged to the original structure.  This treatment would be in 
compliance. 
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3. Each property shall 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 architectural elements from other 
buildings, shall not be undertaken.  

  Not Compliant with the Secretary of the Interior Standards. This brings the 
up the issue or removing the central entrance and destroying the 
symmetry. The photo example showing the off-center entrance on another 
building on Main Street emphasis the fact that you are creating a false 
sense of history but using elements from other buildings rather than 
working with the history of the structure. The proposed remaking of the 
store front also reduces the window opening size  and begs the 
question if the store front windows will remain clear since the window 
opens to the bar area and counter certainly higher than the sill.

4. Most properties change over time; those changes that have acquired 
historic significance in their own right shall be retained and preserved.

 Not Applicable.  If the central entrance and recess door was determined to 
be a later modification by physical or photographic evidence showing that 
the building originally had an off-center entrance the HDC would be faced 
with the decision if the present design had acquired historic 
significance. To date no such evidence has been found contrary to the 
present configuration of a central entrance.  

5. Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved.

  Not Compliant with the Secretary of the Interior Standards. Loss of the 
storefront  and reconstruction in a different configuration and materials 
makes compliance with this point impossible.
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6. Deteriorated historic features shall be repaired rather than replaced. 
Where the severity of deterioration requires replacement of a distinctive 
feature, the new feature shall match the old in design, color, texture, and 
other visual qualities and, where possible, materials. Replacement of 
missing features shall be substantiated by documentary, physical, or 
pictorial evidence.

  Not Compliant with the Secretary of the Interior Standards. A significant 
historical feature that in large part is missing and that which is remaining 
has deteriorated is the masonry gable.  Reconstruction of this is 
desirable since the base points are sill in place although deteriorated. 
Ample evidence is available to reconstruct this significant feature through 
photographs, physical evidence and a similar gable on the adjacent 
building.  Reconstructing this feature while not required would serve to 
create greater curbside appeal and greater notice of a projecting sign, 
assuming that is the style of sign that will be used.

7. Chemical or physical treatments, such as sandblasting, that cause 
damage to historic materials shall not be used. The surface cleaning of 
structures, if appropriate, shall be undertaken using the gentlest means 
possible.

 Insufficient information provided.  Information outlining the measures to 
prepare, clean and applying the finish treatment is lacking. This detail is 
usually critical in the approval process.

8. Significant archeological resources affected by a project shall be 
protected and preserved. If such resources must be disturbed, mitigation 
measures shall be undertaken.

 Insufficient information provided.  The information was provided to review  
and comment on.  While a site in an urban sitting would not be expected 
to yield such resources, the proposed project may be disturbing virgin soil 
with the addition.  Examining early maps and records could help in 
determining resolution.
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9. New additions, exterior alterations, or related new construction shall not 
destroy historic materials that characterize the property. The new work shall 
be differentiated from the old and shall be compatible with the massing, size, 
scale, and architectural features to protect the historic integrity of the 
property and its environment.

  Not Compliant with the Secretary of the Interior Standards. The ADA 
toilet addition to the historic building  is acceptable.  Rule of thumb is that 
the addition never conceals more than 25% of the historic building 
envelope. The measures taken on the front façade is not acceptable for 
all the reasons previously mentioned.  The new construction of the 
Garden Courtyard and Garden Bar appears to comply with the Secretary 
of the Interior Standards. 

10. New additions and adjacent or related new construction shall be 
undertaken in such a manner that if removed in the future, the essential form 
and integrity of the historic property and its environment would be 
unimpaired.

  Not Compliant with the Secretary of the Interior Standards. The non-
 compliant ruling is the result of the proposed work at the East Elevation.  It 

is our opinion that the addition on the west for the toilet rooms, the Garden 
Courtyard and Garden Bar with the garage below  would be in compliance  
as it is proposed.  
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An additional observation that needs clarification is the Garden Courtyard.  
Access is gained in the north-east corner of the Courtyard from the walk which 
runs along the north side of the building.  This is great as it appears it will be able 
to provide accessibility to the Garden Courtyard and to the Building.  This would 
meet the ADA requirements in consideration of preserving the Historic Character 
of the east elevation.  

There are two stair runs with a height difference of  four feet or more at the 
landing between them.  The Courtyard appears to access to both landings 
directly with no level change within the Courtyard.  See plan below. If the intent 
is to allow access between the Courtyard and the Event space, it would be better 
to access the Courtyard from the upper landing/walk. It is the upper landing 
where the door to the Event Space is shown.   Access from the upper landing 
would provide ADA accessibility to the event space and ADA access to 23 S. 
Main Street.  

V

V

?
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Building Condition
During a site visit brief and non-evasive observations were made at ground level 
on the exterior of the structure.  The building appeared to be in good condition 
except for the upper east façade.  The coping has fractured, primarily where new 
coping was installed when the gable was removed.  It is unclear if this is due to 
poor material or workmanship, but regardless the coping needs to be removed 
and a portion of the façade and replace with limestone of the same dimensions, 
color and texture.  It is also unclear why the gable was removed.  It may have 
been that it was deteriorating or a way to make the building appear more modern.  
Regardless, the replacement work has not held up very well and requires 
corrective measures during any rehabilitation.  This provides an excellent 
opportunity to reconstruct the gable since repair work will be necessary.  The 
‘sister’ gable on the adjacent building, which has held up well, can be a model to 
rebuilding it in 21 S. Main.  Limestone is a traditional and very durable material to 
use.  With proper drip and watershed built into the limestone, the metal coping 
capping it as seen it the photo can be eliminated to provide a clean and single 
shadow line as originally intended.  Loss of the coping may have also affected the 
roof behind the parapet.   Vegetation is also seen growing out of the masonry.  
This should be removed and the masonry repointed to prevent reoccurrence.      

 
The canopy appears to 
be deflecting at the 
center, and some 
shingles are loss.  The 
canopy is proposed to 
be removed.  There isn’t 
any evidence that there 
were ever any awnings.
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