MEMORANDUM
TO:

Tom Schwenk, Chair and Commissioners
Galveston Landmark Commission

FROM:

Catherine Gorman, AICP, Assistant Director/HPO

DATE:

May 14, 2019

RE:

19PA-016 Request to amend the Design Standards for Historic Properties regarding
administrative approval of elevations of structures.
Applicant: City of Galveston

At the March 18, 2019 meeting, the Landmark Commission discussed removing the requirement for
Landmark Commission review for elevation of residential structures.
CURRENT SITUATION:
• Landmark Commission review is required for any change of height of a structure, include
elevation. The attached Design Standards apply.
• New flood maps have been adopted by City Council with an effective date of August 15, 2019.
The Base Flood Elevation (BFE) for the residential historic districts ranges from 10 feet from sea
level to 12 feet from sea level.
The new maps can be viewed on the City’s website:
http://gis.galvestontx.gov/.
• The City has recently adopted a freeboard requirement of 18 inches. A freeboard is an additional
height requirement on top of the BFE.
• Structures being elevated must meet the BFE plus the freeboard requirement.
• Structures that are designated as Galveston Landmarks, listed on the National Register of Historic
Places, or determined to be eligible for listing on the National Register of Historic Places are
exempt from floodplain requirements. They cannot be required to be elevated, but a property
owner may choose to elevate.
STAFF RECOMMENDATION:
Staff recommends that the Landmark Commission adopt the following amendment to the Design
Standards for Historic Properties:
Chart 1.3: Guide for Administrative Approval – add the following language to the chart:
Item
Elevation of
structures

Material

Administrative
Approval?
Yes

Commission
Review?
If exceeding the
Base Flood
Elevation and
Freeboard
requirements

Comments
Skirting and stair
configuration
must conform to
the Design
Standards

Respectfully Submitted:

___________________________________________________
Catherine Gorman, AICP
Assistant Director/HPO

May 14, 2019
Date

Chapter 3: Design Standards for Residential Properties

Standards for Elevated Residential
Foundations
Historic Building
Elevations in Galveston

In some cases, it may be necessary or desirable to elevate the
foundation of an existing or new residential structure to provide
greater flood protection. Elevated residential foundations should
be compatible with the surrounding historic context.
The standards below should guide both the raising of an existing
or re-located residential structure, and the foundation elevation of
new residential construction.

Elevating a Residential Foundation
The Landmark Commission will consider requests to raise a structure
to meet flood elevation requirements if the overall change in height
is compatible with the building type and context.

Originally, buildings in Galveston
were raised on wood or masonry
foundations that were as high as
seven feet. The heights were reduced when the island was filled
after the 1900 hurricane, and
most early 20th Century homes
were on much more moderately
elevated foundations.

FEMA Standards Exceptions
for Historic Buildings

3 . 1 7 L o cate t h e fo u n d at i o n h e i g ht o f a st r u c t u re
to b e c o m p at i b l e w i t h t h e b u i l d i n g t y p e
a n d s u r ro u n d i n g h i sto r i c c o ntex t .
Appropriate:
• Ensure that the foundation height of an elevated structure
is in scale with historic structures on the block face.
• Ensure that the foundation height is compatible with the
character of the elevated structure.
Inappropriate:
• Do not raise a structure to install a street-facing garage door
beneath the first floor.

4

Special provisions in FEMA insurance policies provide greater
flexibility to historic structures,
in terms of raising the floor level.
For example, qualifying structures may be exempt from new
flood plain codes that require
that they be raised. Refer to
Chapter 1, page 14 for additional
information.
Ensure that foundation height is compatible with the character of the elevated structure.
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Enclosing an Elevated Foundation
To preserve the character of Galveston’s historic residential streets,
elevated foundations should be enclosed or skirted in a way that
promotes compatibility with surrounding residential structures. Note
that it is also important to provide proper ventilation underneath a
structure to discourage rot and mold. See “Storm-Safety Features
on Historic Buildings” on page 47 for more information.

Options for Board and
Batten Foundation Skirting

3 . 1 8 E n c l o s e t h e s p a c e b et we e n t h e e l e vate d
fo u n d at i o n p i e rs o f a ra i s e d re s i d e nt i a l
st r u c t u re .

•
•
•

•

Appropriate for enclosing an elevated foundation (elevated to any compatible height):
Properly dimensioned wood board and batten (see “Options
for Board and Batten Foundation Skirting”).
Masonry (note that masonry may not be appropriate for
smaller wood-framed houses.)
Stucco, when compatible with the building type (a stuccoed
foundation enclosure will generally be most compatible with
a bungalow-type building.)
Lattice and masonry combinations

Appropriate for enclosing a low elevated foundation only
(elevated approximately 18” or less):
• Plywood panels framed and placed behind the foundation
piers, faced with an appropriate material such as lattice, then
painted a dark color that blends with the structure.
Appropriate for enclosing a moderately elevated foundation only (elevated approximately 4’ or less):
• Wood-framed lattice

•
•
•
•
•
•

•
•

Inappropriate materials for the enclosure an elevated
foundation:
Cinder blocks
Plastic or vinyl lattice
Cedar shingles
T-1-11 siding
Plywood (except as used to skirt a low elevated foundation
as described above)
Cementious fiber board (except as used for board and batten skirting as described in “Options for Board and Batten
Foundation Skirting”)
Corrugated metal
Faux siding (including faux brick and stucco)

Design Standards for Historic Properties

Board and batten is a type of exterior siding or interior paneling
that has alternating wide boards
and narrow wooden strips, called
battens. In is an appropriate
treatment for enclosing most elevated residential foundations in
Galveston.
Board and batten should generally
be composed of 2” wide battens
applied 12” on center to cover
seams between boards. It may be
appropriate to substitute painted
plywood boards with smooth cementious fiber board, painted to
match the battens and be compatible with the elevated structure.

4

Framed lattice may be an appropriate
foundation enclosure material for foundations elevated 4’ or less.

81

Chapter 3: Design Standards for Residential Properties

4

Extending Porch Stairs to Access an
Elevated Foundation
In most cases, elevating a residential foundation will require porch
stairs to be raised and/or extended. Extended porch stairs should
be designed to be compatible with the design of the front porch
and entry.

3 . 1 9 E x te n d sta i rs to b e c o m p at i b l e w i t h t h e
d e s i g n o f t h e f ro nt e nt r y a n d p o rc h .
Stucco is often an appropriate foundation
enclosure material.

4

Appropriate:
• Extending front-facing porch stairs towards the street where
space allows.
• Extending front-facing stairs with a 90-degree dog-leg extension to access an asymmetrical front porch.
• Extending front-facing stairs with two symmetrical 90-degree
dog-leg extensions to access a symmetrical front porch.

4

Properly dimensioned wood board and batten is an appropriate foundation enclosure
material for foundations elevated over 4’.

4

A 90 degree dog-leg stair extension may
be appropriate to access an elevated front
porch.
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Where space allows, it is appropriate to extend front-facing porch stairs directly towards
the street.
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Appropriate Enclosure and Porch Stair Extension for an Elevated Residential Foundation
Appropriate foundation enclosure and porch stair extension designs depend on the height of the elevated
foundation and the configuration of the porch (whether the porch stairs extend from the middle of the porch
in a symmetrical design or from the side in an asymmetrical design). Appropriate encloser and porch stair extension strategies for different foundation heights are summarized below.

Symmetrical Porch Design

Asymmetrical Porch Design

Low Elevated Foundations
Foundations elevated 18” or less
may be enclosed with plywood
panels framed and placed behind
the foundation piers, faced with
an appropriate material such as
lattice, then painted a dark color
that blends with the structure.

4

4

4

4

4

4

Front-facing porch stairs should
generally be extended further
forward if space permits.

Moderately Elevated
Foundations
Foundations elevated 4’ or less
m ay b e e n c l o s e d w i t h w o o d framed lattice.
Front-facing porch stairs should
generally be extended further
forward if space permits.

High Elevated Foundations
Foundations elevated more than
4’ must be enclosed with properly
dimensioned board and batten,
stucco or masonry where appropriate.
Where the porch design is symmetrical as illustrated in the left column,
symmetrical porch stair extensions
are preferred.
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