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COA # 

2010-COA-

101 (IRV)  

 

 

INDIANAPOLIS HISTORIC PRESERVATION COMMISSION  

STAFF REPORT 

Hearing Date 

MAY 5, 2010 

 

NEW CASE 

 

 
 

81 S. IRVING COURT 
IRVINGTON  

Applicant:  
mailing address:  

IRVINGTON PRESBYTERI AN CHURCH  

55 S. Johnson Avenue 

Indianapolis, IN 46219 

Owner: Irvington Presbyterian Church Warren Twp.  

Council District 21 

Benjamin Hunter CASE 

IHPC COA:  2010-COA-

101 (IRV)  
 Waiver of notice of two days. 

 Demolition of historic two-car garage.  

STAFF RECOMMENDATION: Approval of Certificate of Authorization  

 

STAFF COMMENTS  

Background of the Property 

This two-car garage was constructed sometime in or after 1942.  The garage faces Julian Avenue, but it is 

located on the parcel for a double residence on Irving Court.  It is considered part of the Irving Court 

development, which is currently comprised of 4 double residences.  These residences are constructed with 

a brick veneer.  This is one of two garages that used to face Julian Avenue (the other one was demolished 

in the 1990s).  The character of Irving Court was changed when a parking lot was constructed for the 

Irvington Presbyterian Church in the 1980s, which led to the demolition of at least one double at the 

north-most end of the cul-de-sac.  All of the remaining doubles on Irving Court are owned by the church. 

 

The church obtained the garage property in May 1988 and the lot is zoned SU-1 (Special Use).   

 

Current Demolition Request 

On March 1, 2010, the church received a Notice of Violation from the Marion County Health Department.  

The notice cited the poor condition of the exterior trim, siding, door and roof and requires the owner to 

bring the structure into compliance with the health and safety laws of Marion County by repairing or 

demolishing it.  At this time, the church is requesting approval to demolish the garage and seed over the 

lot with grass.  They do not wish to pursue repair of the building as it is the Trusteesô desire to ñpreserve 

their current funding for preservation of those areas of their property which have not yet declined.ò  

Additionally, the Trustees believe demolition of the structure will ñimprove the aesthetics of the 

neighborhood and will no longer distract from such architectural gems as the neighboring Julian House 

and the Irvington Presbyterian Church.ò   

 

2005 Demolition Request  

The church applied to demolish this garage in 2005, when the Irvington Historic Area Interim 

Preservation Plan was in place.   

 November 2005 Hearing:  The Commission voted 4-2 to approve a Certificate of Authorization.  

Since there were not 5 votes yea or nay, it was automatically continued to December 

 December 2005:  The commission denied the request in a split vote of 3-5.   
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The commissionôs findings of fact and reasons for denial were: 

1. there is no evidence that the structure poses an immediate and substantial threat to the public 

safety, 

2. the commission believes the historic and architectural significance of the structure is such that it 

does contribute to the historic character of the district, 

3. there was no evidence documenting that the removal of this structure is necessary to allow new 

development that is of greater significance to the preservation of the district then is the retention 

of this structure, and 

4. there is evidence that the structure can be put to reasonable economically beneficial use because: 

a) evidence was submitted documenting the cost to repair, which appears to be comparable to the 

cost of demolition, 

b) if repaired, it is an adequate size to be useful, and 

c) testimony revealed that a neighbor is willing to purchase and repair the garage. 

 

Description of the Garage 

The garage is wood frame and sided with narrow clapboard siding.  The roof eaves are very shallow and 

there is no overhang on the gable ends.  The design is utilitarian with no decorative details and minimal 

trim.  Its design does not relate in any way to the house it serves.  The garage has been partitioned on the 

inside to create four storage units.  The garageôs original integrity has been diminished by later alterations.   

Details of the garageôs condition include: 

 Foundation:  The foundation appears to be one row of concrete blocks around the perimeter of the 

building and rising only + 2 inches above the ground.  A 2òx4ò sill plate rests directly on the row 

of concrete blocks.  The wall studs (exposed on the interior) rest on the 2òx4ò sill plate. The floor 

is dirt and there is no concrete slab.  For the most part, the sill plate is completely deteriorated with 

rot and termite infestation (see attached termite report provided by applicant). 

 Roof:  There are two large holes in the roof. 

 Siding:  Much of the siding, especially the lower fourth, is deteriorated beyond repair. 

 Doors and Windows:  Original garage doors are gone.  Two non-original pedestrian door openings 

have been added to the south elevation.  Two original windows exist.  

 Soffits and Fascia:  There is almost no overhang, so soffits and fascia are very rudimentary and 

quite deteriorated.  

 

WHAT HAS CHANGED SINCE 2005? 

Irvington Preservation Plan adopted in October 2006    

The biggest change since the commissionôs 2005 decision is the adoption of the final Irvington 

Preservation Plan.  When the commission denied this request in 2005, it was guided by standard interim 

guidelines.  However, the final plan included guidelines that were specifically designed for the situation in 

Irvington.  It was known at the time that Irvington has a very large stock of garages, many of which are in 

poor condition, lack significant architectural merit, and not practical for modern usage.  The objective of 

the guidelines was to provide a reasonable way to protect garages with true architectural merit without 

having to try and save every garage.  What follows is an analysis of this request based on the new 

guidelines approved in 2006: 

 

 Historical Significance:   

ñBecause the preservation plan does not identify non-contributing accessory structures, the IHPC 

will determine whether the structure contributes to the historic character of the primary structure 

or district based on historical and architectural research.ò   
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The houses on Irving Court are considered non-contributing structures in the Irvington National 

Register nomination.  Accessory buildings were not included with the evaluation of contributing 

and non-contributing buildings within the districtôs nomination.  However, it seems unlikely that 

this very simple garage would be considered ñcontributingò if the house it was built for is ñnon-

contributing.ò  The Plan directs the Commission to consider information in the National Register 

nomination, as well as other sources of information, when assessing the significance of a structure 

proposed for demolition.   

 

 Architectural Significance:  

ñThe IHPC will consider whether or not the structure exhibits stylistic detailing that contributes to 

its uniqueness.  For example, the design of a garage may reflect the architectural style of the 

propertyôs house.  The structure may also be significant for its construction method if it represents 

a variation, evolution, or transition of construction practices.ò   

 

This was probably the simplest and cheapest garage available in its time.  It does not appear to have 

been designed with the adjacent houses or this specific site in mind.  It appears to be an 

afterthought.  It stands a few feet away from, and in stark contrast to, a garage built in the 1920s for 

a neighboring house.  The neighboring garage displays high quality design, materials, finishes and 

detailing and it sits on a solid foundation that lifts the walls off the ground.  The neighboring garage 

clearly was designed to complement the house functionally and architecturally.  It was sited behind 

the house with care.  The garage that we are reviewing for demolition displays none of those 

characteristics.   

 

 Architectural Integrity:  

ñThe IHPC will consider if the architectural design of the structure has been altered and/or 

sufficient historic material has been removed in such a way that it compromises the overall 

integrity of the building.ò   

 

The architectural integrity is compromised due to the significant lack of maintenance.  While the 

church has owned this property for 22 years, and some may consider this demolition by neglect, 

staff does not find this definition to accurately apply in this case, as there was nothing preventing 

the owner from demolition of this building until six years ago when the district was designated, and 

the garage had reached this level of deterioration long before that.     

 

 Functionality:    

ñThe IHPC will consider whether or not the structure can be put to any reasonable use.  For 

example, an historic one-car garage may be too small to house a modern-day vehicle, buy may still 

function as storage.  When assessing reasonable use, the following factors may be considered:   

a) Costs associated with maintaining the historic structure in relation to the extent to which it 

can be reasonably used. 

b) Proposed replacement plans 

c) Alternatives to demolition that could accomplish the desired use.ò   

 

While the size of the structure is adequate to store two cars, the functionality is limited as 

restoration of the existing auto entry door openings, a curb cut off of Julian Avenue, a driveway, 

and a concrete slab/foundation would all be necessary for the building to easily function for that 

purpose.  Additionally, because the owner does not have a desire to utilize the structure at all, staff 

suggests the commission should not take any potential usefulness of the garage into account unless 
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it first believes the historic significance of the structure warrants its protection without respect to 

the ownerôs wishes.   

 

 Structural condition:   

ñThe IHPC will consider if one or more significant structural problems exist and whether or not 

rehabilitation of that structure would result in most of the historic materials being replaced, 

resulting in essentially a new building.  Factors considered may include, but are not limited to, the 

following: 

a) Quality of original construction 

b) Bowing walls 

c) Lack of foundation 

d) Extensive siding repair 

e) Termite damage  

f) Rotted wood 

g) Integrity of roof systemò 

 

The Marion County Health Department has cited the building as unsafe and repair or demolition is 

required to bring the building into compliance with safety laws.  Additionally, staff finds the 

condition of the garage, as described earlier, to almost mirror the factors listed above in the 

guidelines.    

 

The owners provided a current estimate with this application of $15,425.00 to restore the garage.  

This estimate includes a new roof, siding and trim, window and doors, concrete footers and floor 

and electricity.    This is a significant increase over their 2005 bid for $4,325 that was just to 

stabilize the building not including concrete footers and floor, painting, or installation of electricity.  

Neither bid addresses installation of a curb cut and driveway.     

 

 Location on the property:   

ñThe IHPC will consider the buildingôs location on the property and whether or not it is visible 

from the public right-of-way when assessing the impact that demolition will have on a historic 

district.  However, location alone typically does not justify demolition.ò 

 

This garage is highly visible from Julian Avenue, particularly compared to the average garage 

located at the back of a lot with limited street visibility.  Therefore, staff thoughtfully considered 

what impact the demolition of this garage would have on the streetscape and the surrounding 

properties, both on Irving Court and Julian Avenue.  However, since this garage is associated with 

non-contributing buildings within the district, staff believes it lacks the historical or architectural 

significance to sufficiently contribute to the historic character of the district.  The fact that this 

garage is at least 49 years old certainly warrants consideration, but without some other evidence of 

significance that one fact alone should not require its preservation. 

 

Additionally, the preservation objectives of the plan include: ñTo prevent the unnecessary loss of 

architecturally and historically significant structures that contribute to the historic area.ò   Having 

considered all of these issues relative to this request, staff believes that this garage is not completely 

barren of historical significance, but its removal does not seem unreasonable given the limited 

significance and integrity in its present condition.       
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Certificate of Appropriateness v. Certificate of Authorization 

The IHPCôs enabling legislation states: ñIf the commission findsé any application to be inappropriate, 

but that its denial would result in substantial hardship or deprive the owner of all reasonable use and 

benefit of the subject property, or that its effect upon the historic area would be insubstantial, the 

commission shall issue a certificate of authorization.ò  Staff believes that a Certificate of Authorization is 

justified because the demolition of this garage constitutes an insubstantial effect on the neighborhood as a 

whole.  Furthermore, its demolition will not diminish the historic character or significance of the 

surrounding properties. 
 

 

Staff Conclusion ï Demolition is Justified 

Staff believes that this garage on this site does not possess the architectural/historical characteristics and 

qualities that qualified Irvington for the National Register.  Furthermore, the ñéeffect [of the loss of this 

garage from this site] upon the historic area would be insubstantialé,ò in which case the statute states 

ñéthe commission shall issue a certificate of authorization.ò 

 

Staff believes the following evidence supports such a finding: 

1) The house served by this garage is specifically noted in the National Register Nomination as non-

contributing.  The Plan directs the Commission to consider the National Register nomination, as well 

as other sources, when assessing the significance of a structure proposed for demolition. 

2) There is convincing evidence that this garage did not exist prior to the construction of its adjoining 

non-contributing house and is not associated with any earlier development on the site. 

3) While the garage is not barren of historic and architectural significance, it does not possess any 

characteristics of style, materials, details, design, or workmanship that are unique or that contribute in 

a substantial manner to the historic significance of the historic area. 

4) There is no evidence that any actions have occurred on the part of the owner to bring the garage into 

its present condition (structurally and architecturally) in order to circumvent the IHPC. 

5) The owner is now in receipt of a citation from the Marion County Health Department indicating that 

department feels the building is a safety hazard and repair or demolish must occur to bring it into 

compliance with current health and safety laws. 

6) While there is no evidence documenting that removal of this structure is necessary to allow new 

development, staff finds that the tests for historical and architectural significance of the structure 

should be met before considering the value of a replacement structure in the demolition evaluation. 

7) Again, while there is some evidence this structure could be put to an economically beneficial use, staff 

believes that the tests for historical and architectural significance should first be met before requiring 

an owner to find a use or sell a property to an owner who desires such use.   
 

STAFF RECOMMENDED MOTION  

2010-COA -101 (IRV):   

To approve a Certificate of Authorization for removal of a historic detached garage, all per 

submitted documentation and subject to the following stipulations: 

 

1. The structure shall be removed per Section 8-131 of the Code of Indianapolis & Marion 

County Indiana.   

2. All slab and subterranean foundations shall be removed from site unless they are 

maintained for off-street parking purposes. 

3. Site shall be backfilled and graded to match existing grades and seeded with grass. 
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NOTE 1:  Permits may be required for this work.  Please verify by contacting the Permits 

office at 317-327-8700 to receive any applicable permits prior to commencement of work. 

 

NOTE 2:  Off-street parking requirements must be maintained per zoning ordinance.  This 

certificate does not authorize actions in violation to state statutes or local ordinances.   
 

Staff Reviewer:   Amy L. Bear 

 
Figure 1.  Project location map. 

 
Figure 2.  Aerial view of property   



 

61 

 

 
Figure 3.  1914-1915 Sanborn Map.  The Sylvester Johnson mansion was located on the 

parcel where the garage is now located.  The mansion was demolished in 1915. 

 
Figure 4.  1956 Sanborn Map.   
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Garage History Research 

 

Based on the following research, staff is confident the garage was built in or after 1942: 

1915 Sanborn: The site is part of a very large estate that was later platted into 

building sites. There is no building on or near the location of the 

existing garage. 

1927 Baist Atlas: The site is divided into lots, but the house and garage are not yet built. 

1937 Aerial Photo:  Very grainy, but the garage does not appear to exist.   

1941 Aerial Photo:  Too grainy and tree covered to even make a guess. 

1941 Sanborn:  No house or garage. 

1942 City Directory:  Address not listed (assume no house existed) 

1943 City Directory:  Address and resident listed (assume house existed). 

1956 Sanborn:  House and garage appear on the site. 

 

 
Figure 5. South side of garage 
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Figure 6. East side of garage 

 
Figure 7.  east and north side of garage 
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Figure 8.  West side of garage (2005). 

 

 
Figure 9.  Holes in roof of garage /west side (2005) Now patched. 
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Figure 10.  Interior of garage roof on west side. Now patched. 

 

 
Figure 11.  View of another hole on the west side of the garage. Now patched. 
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Figure 12.  View of deteriorated wood sill plate resting on concrete block. 

 

 
Figure 13.  View of termite damage on siding (east side). 


