
1422 K Avenue 
Applicant’s Repeal Notification 

-----Original Message----- 
From: Tom McGill 
Sent: Wednesday, March 29, 2023 1:46 PM 
To: Bhavesh Mittal <Bhaveshm@plano.gov> 
Subject: Appeal  

CAUTION: This email originated from outside of the City of Plano network. Do not click links or open 
attachments unless you recognize the sender and know the content is safe. 

Please accept this email as my wanting pursue Appeal on the decision that was made on Garage door @ 
1422 K. Ave. 
McNeal’s Tavern 
Thank you, 
Tom McGill 

Sent from my iPhone 





CITY OF PLANO 
 

HERITAGE COMMISSION 
 

March 28, 2023 
 
 
 

Agenda Item No. 4 
 

Certificate of Appropriateness:  CA2023-009 – 1422 K Avenue 
 

Applicant:  Tom McGill 
 
 
DESCRIPTION: 
 
Request for a Certificate of Appropriateness (CA) to make storefront alterations at the 
front (west) facade at 1422 K Avenue. 
 
REMARKS:  
 
The purpose of this CA request is to replace two accordion-style, bifold doors with a single 
roll-up-style door.  In recent years, the property has been occupied by various bars and 
restaurants and is currently occupied by McNeal’s Tavern & Eatery.  The roll-up door was 
installed without the approval of a Certificate of Appropriateness during a 2022 renovation 
and approval is necessary to bring the site into compliance.  The scope of the changes is 
provided in the attached documents (Attachments 3 through 7) and outlined below: 
 
• The removed doors were accordion-style, bifold doors that utilized a 12’-4” (wide) by 

8’-0” (tall) opening on the front facade of the building.  They were single-light glass 
doors with wood frames.  Staff was unable to determine the exact date when the 
previous doors were originally installed. However, photo evidence suggests it was 
sometime between 2003 and 2006.  Historical photographs show the previous doors 
were not original to the building. 
 

• The proposed door (currently installed) utilizes the same building opening, but it is a 
single roll-up-style garage door.  It consists of four powder-coated, aluminum frame 
panels.  Each panel includes three glass windows, for a total of 12 lights.  
 

• The storefront also includes an existing single-light wood door and wooden transom 
windows.  Changes to these openings are not part of the scope and will not be altered. 
 

The applicant/business owner, Mr. McGill, installed the proposed door during renovations 
to the property and has provided a letter with reasons for the change (Attachment 4). 
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GENERAL INFORMATION: 
 
Location:  1422 K Avenue  
 
Zoning: Downtown Business/Government (BG); Downtown Heritage 

District-26 (HD-26) 
 
Resource Type: Contributing Structure within the National Register of Historic 

Places (NRHP) listed Downtown Heritage District 
 
Building Type:  Commercial 
 
Architectural Style: Early 20th Century, Commercial Style  
 
Date of Construction: 1900-1930 (Within Period of Focus) 
 
Historic Use: Commercial, Law Office, Healthcare 
 
Current Use:  Restaurant 
 
CASE HISTORY: 
 

Date Description 

Apr 2005 1422-1428 K Avenue – The Commission approved a CA to repaint the 
building exterior, install signage, and construct a railing and awning for 
an outdoor patio on the west side of the building. 

Apr 2013 1422-1428 K Avenue – The Commission approved a CA to install a wall 
sign at 1428 K Avenue. 

Nov 2015 1422-1428 K Avenue – The Heritage Preservation Officer approved a 
CA to clean window awnings at the north facade and the east facade. 

Feb 2017 The property owner’s representative presented a conceptual plan to 
develop the property that included the demolition of 1112 E. 15th Street 
and an addition to 1422-1428 K Avenue.  

Mar 2017 Based on the discussions from the February 28, 2017, meeting, the 
property owner’s representative presented conceptual plan options to 
develop the property that included the demolition of 1112 E. 15th Street 
and an addition to 1422-1428 K Avenue. 

Feb 2019 The Commission approved CA2018-019 to construct a podium-style, 
four-story addition to the existing buildings at 1422-28 K Avenue and 
1112 E.15th Street 

Jan 2020 The Heritage Preservation Officer approved extending the previously 
approved CA2018-019 for another year. 
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BACKGROUND: 
 
In 2019, the Commission approved plans to construct a four-story, podium-style addition 
to the existing buildings at 1422-28 K Avenue and 1112 E. 15th Street.  As part of this 
project, the existing storefront of the single-story building at 1422 K Avenue remained 
unaltered.  The property owner decided not to proceed with the approved project, the CAs 
expired, and the building suite in question was leased for a restaurant use in 2022.  
Following renovations, staff recognized the door had been replaced without approval of 
a CA and has been working with the property owner and the applicant to resolve the 
following outstanding violations: 
 
• Exterior storefront alteration; 
• Installation of business signs; 
• Replacement of second-floor awnings; and  
• Exterior painting 
 
With the exception of the storefront alteration as part of this request, the other changes 
are subject to administrative approval by staff.  
 
STAFF FINDINGS AND ANALYSIS: 
 
As stated in the Heritage Preservation Officer (HPO) Delegation of Duties, this project 
requires Heritage Commission review since the request involves replacement of an 
existing door with another door of different style and material.  The Downtown Heritage 
District (DHD) Design Standards provides direction on how to make appropriate 
alterations to historic storefronts. 
 
Chapter 2 – Planning a Preservation Project 
 
Chapter 2 of the DHD Design Standards provides guidance on how to plan a preservation 
project and outlines different treatment categories for historic properties.  The steps for 
planning a preservation project include: 
 

• Step 1: Building Significance – Why is the building significant?  
Understanding the history and style of a building are important to determine to 
what degree the property should be preserved as it is, or where they may be 
opportunities for compatible alterations to occur.  For structures that are classified 
as Contributing Structures, and especially those built within the Period of Focus 
(1890-1936), preservation of character-defining features are a high priority.  For 
historic properties that are more recent, more flexibility may be appropriate.  

The building at 1422 K Avenue is classified as a Contributing Structure to the district, 
built within the Period of Focus (1890-1936).  It is also listed as a “Contributing 
Structure” in the Downtown District National Register listing.  It is an example of a 
late 19th Century – Early 20th Century Vernacular Commercial Storefront, which 
consists of large display windows and recessed entries with transom windows.  Most 
have decorative cornices with dentil courses.  Canopies were typically flat or sloped 
at a very low angle.  The historic resource survey (Attachment 3) for the property 
notes that although the storefront alterations to 1422 are somewhat modified and 
depart from historic precedents, the building is a key contributor to the district.  Staff 
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cautions, however, that additional alterations that depart from historic precedent 
could result in the property losing status as a contributing structure.  Careful 
consideration is necessary to ensure that future alterations maintain contributing 
status. 

 
• Step 2: Integrity – What is the condition of the building and its key character-

defining features?  The condition of a building and its key features (building 
integrity) are what help determine whether it contributes to the historic significance 
of the district.  A building with historic integrity has a sufficient percentage of 
character-defining features, and key features remain intact.  The key elements 
allow a building to be recognized as a product of its time.   

 
The property at 1422 K Avenue maintains many key character-defining elements of 
its style, including brick materials and parapet walls with a row of dentils.  Other key 
character-defining features have been altered, including the windows and doors.  The 
patio, previously enclosed, is also a newer alteration.  As noted earlier, the doors 
removed by the applicant were not original to the building.  For these reasons, staff 
does not find that preservation of the previous doors is critical to the integrity of the 
building; however, their design was sufficiently compatible with the building style to 
maintain its status as a contributing structure.  Ideally, replacement doors should be 
of a design more typical of historic storefronts for the purpose of improving building 
integrity; at a minimum, they should not reduce building integrity so that the building 
maintains contributing status. 

 
• Step 3: Building Use – What is the Desired Project?  The best use of a historic 

structure is that for which the building was designed or a closely related one.  Every 
effort should be made to provide a compatible use for the building, one that will 
require minimal alteration to the site.  In most cases, design can be developed that 
respect the historic integrity of the building while also accommodating new 
functions.   

 
The previous bifold doors were installed in the early 2000s in order to adapt the use 
of the building from a retail storefront (its historic use) to a bar/restaurant with an 
open-air dining experience.  These replaced an earlier door and two large display 
windows that were also not original to the building and were representative of many 
mid-century alterations to buildings in the district.  Because the original storefront 
lacks original features and materials, staff finds the applicant’s intent to maintain the 
open-air dining experience to be an appropriate functional adaption for this building 
so long as the proportions of the building opening are not altered, and appropriate 
materials are used.   

  
• Step 4: Treatment Strategy – What is the Treatment Strategy?  The 

appropriateness of a treatment strategy for character-defining features varies by 
the historic significance, individual building conditions, and scope of the proposed 
project.  There are five basic treatment options that, in order of preferred sequence, 
include: 

 
1. Preserve – If in good condition, maintain as-is; 
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2. Repair – If deteriorated or damaged, repair to its original condition; 
3. Reconstruct – If missing entirely, reconstruct it from appropriate evidence; 
4. Replace – If no evidence exists to reconstruct, replace the feature with one of 

simplified interpretation to the original; and 
5. Compatible Alteration – If a new feature is necessary, design it in a way to 

minimize the impact on original features and distinguishes new from original. 
 

For the property at 1422 K Avenue, the previous doors were not original; therefore, 
preservation and repair treatments are not warranted.  Ideally, reconstruction of 
the historic storefront would be the preferred treatment due to photographic 
evidence of how the property existed during the Period of Significance (1890-
1960).  As previously noted, however, the applicant’s project scope of work does 
not include full rehabilitation of the building and an open-air dining experience is 
an appropriate functional adaptation given its history. 
 

Chapter 3 – Treatment of Historic Properties 
 
Chapter 3 of the DHD Design Standards provides guidance on designing projects using 
general preservation principles and other special considerations.  Standards applicable 
to the request include: 
 

• General Preservation Principles: 
 

Section 3.1 – Respect the historic character of a property.  This section states, 
“Confusing the character by mixing elements of different styles or periods can 
adversely affect the historic significance of the property.”   
 
The proposed roll-up door is not consistent with this standard because of its non-
traditional and contemporary style, material, and horizontal proportions.  Roll-up 
doors of this design could be appropriate for adaptive reuse of a vehicle repair or 
industrial building that historically utilized bay doors.  This results in a mix of 
elements from different styles or periods affecting the overall character of the 
building.  Staff suggests the use of a sliding or hinged door that, when fully closed, 
is complementary to the style and proportions typical of a historic storefront while 
still achieving the desired open-air environment. 

 
• Historic Commercial Storefronts: 

 
The introduction to the section states, “Many storefronts in Downtown Plano have 
components seen traditionally on commercial buildings.  The repetition of these 
standard elements creates a visual unity at the street that should be preserved.  
These features should not be altered, obscured or removed.  Preserving a historic 
storefront maintains interest to pedestrians by providing views to goods and 
activities inside.” 
 
The proposed garage-style door has panels with horizontal proportion, multi-light 
glass panes, aluminum frames, and appears more contemporary and non-
traditional than other openings on the same building.  This breaks the repetition 
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along this portion of K Avenue and those typical of commercial storefronts in the 
district.  These repetitions are less apparent at present due to the front of the 
building being heavily obscured by the awning, patio dining, and a large tree.  
 
Many of the original storefronts have been replaced over the years; therefore, 
some flexibility in the design of a replacement storefront may be considered if it 
reflects the scale and proportion of the traditional Plano storefront.  
 
The proposed door has horizontal proportions and multi-light glass panes that do 
not reflect the scale and proportion of traditional storefronts in DHD.  Traditional 
storefronts would be typically divided into multiple doors/windows to accommodate 
this opening size which would result in more vertically proportioned storefront 
features. 
 
Section 3.29 – If there is no remaining evidence of a missing storefront, consider 
contemporary interpretations of historic storefronts states.  The new design should 
continue to convey the character of typical storefronts.  
 
Due to the existing photographical evidence of this storefront from the mid-20th 
century, the DHD standards recommend a reconstruction would be the most 
preferred option to replace the doors.  However, should the Commission determine 
a contemporary interpretation is appropriate in this instance, staff suggests using 
a design that conveys the traditional storefront features.  These could include 
vertically proportioned glass panes, such as bifold or French-style patio doors that 
provide a full opening, or a slide-and-fold type bifold door (Attachment 7). 

 
Summary of Issues 
 
In summary, staff finds that the removal of the bifold doors and the intent to replace with 
a new door that maintains the open-air dining experience are not major concerns.  
However, caution should be used so that replacement doors do not further reduce 
building integrity and jeopardize the building’s contributing status to the district.  While the 
storefront has been altered in the past and previous bifold doors were not original, they 
contained some important features typical of traditional commercial storefronts, such as 
large, vertically-proportioned display windows, wooden door frames, and hinged doors.  
The proposed garage-style door, in contrast, has panels with horizontal proportion, multi-
light glass panes, aluminum frames, appears more contemporary and non-traditional than 
other openings on the same building, and does not reflect the typical features of a 
traditional commercial storefront.  Other character-defining features of the building that 
are more traditional in style, such as the transom windows, are currently obscured from 
view by the existing awning and covered patio dining area.  Should these obstructions be 
removed in the future, the difference between the more contemporary style of the roll-up 
door may be more apparent. 
 
Reconstruction to a more historically appropriate design would be the preferred treatment 
according to the DHD Design Standards.  Staff acknowledges that the use of the full 
opening allows for a unique outdoor dining experience in the district and a contemporary 
interpretation may be an acceptable substitute.  However, the materials and proportions 
should allow this experience while maintaining some elements typical of a traditional 
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storefront when the doors are closed during non-business hours.  The mix of styles, 
materials, and proportion of the proposed roll-up door detract from the historic integrity of 
the structure and run counter to the intent of rehabilitation principles stated in the DHD 
Standards.  Additionally, if the proposed doors were to be approved, staff is concerned 
that it may set a precedent for the DHD and potentially impact the contributing status of 
this property.   

 
HERITAGE COMMISSION ACTION: 
 
Section 16-114(c) of the Heritage Preservation Ordinance states the Commission shall 
render a decision to deny with or without prejudice, approve, or approve with 
modifications.  Additionally, the Commission is required to take action within 60 calendar 
days of the receipt of the CA application.  The application was received on February 27, 
2023, and therefore, the 60-day calendar period ends on April 28, 2023.  Potential actions 
available to the Commission at this meeting include: 
 
• Approve:  The Commission may approve the CA request as submitted or with 

modifications.   
 

• Deny:  The Commission may deny the CA request with or without prejudice based 
upon the criteria for approval in Section 16-113.  If the Commission denies the CA 
request, the applicant may appeal the Commission’s decision to the City Council per 
Section 16-114(e). 

 
• Table:  The Commission may table the request until the April 25, 2023, Heritage 

Commission meeting. 
 
RECOMMENDATION: 
 
Recommended for denial as submitted. 
 
ATTACHMENTS: 
 
1. 1422 K Avenue Locator Map 
2. 1422 K Avenue Aerial Map 
3. Historic Resource Survey 
4. Applicant Reasons for Proposed Work 
5. Proposed Door Remodeling Information 
6. Before and After Alteration Photos 
7. Examples of Contemporary Storefront Interpretation 













SECTION 4-APPENDIX OF BUILDING PHOTOS

TX-CC-Plano-K-Ave-1422_unknown 
TX-CC-Plano-K-Ave-1422-1_1980 

TX-CC-Plano-K-Ave-1422-2_1980 TX-CC-Plano-K-Ave-1422-1_1986 

TX-CC-Plano-K-Ave-1422-28-2_1986 
TX-CC-Plano-K-Ave-1422-28-1_2003
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TX-CC-Plano-K-Ave-1422-28-2_2010 TX-CC-Plano-K-Ave-1422-28-3Rear_2010 

TX-CC-Plano-K-Ave-1422-28-1_2011 TX-CC-Plano-K-Ave-1422-28-2_2011 

TX-CC-Plano-K-Ave-1422-28-3_2011 

TX-CC-Plano-K-Ave-1422-28-1_2013 
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TX-CC-Plano-K-Ave-1422-28-2_2013 

TX-CC-Plano-K-Ave-1422-28-1 2015 

TX-CC-Plano-K-Ave-1422-28-2Rear_2015 

TX-CC-Plano-K-Ave-1422-28-1_2016 

TX-CC-Plano-K-Ave-1422-28-2_2016 

TX-CC-Plano-K-Ave-1422-28-3 2016 
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TX-CC-Plano-K-Ave-1422-28-1_Rear2016 
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1

Bhavesh Mittal

From: Tom McGill < >
Sent: Monday, March 20, 2023 11:35 AM
To: Bhavesh Mittal
Subject: Re: McNeal’s 

Follow Up Flag: Follow up
Flag Status: Flagged

CAUTION: This email originated from outside of the City of Plano network. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

Good morning, 
Im writing to you all to explain why the new garage door at McNeal’s 1422 K Ave needs stay put. First, I was not aware of 
the procedure in having existing doors replaced with new door. Exact same measurements but yes different style. That 
said I feel the color of the door, look of the door fits in very nicely with the building structure. I understand this buildings 
age as it’s historical but this new door looks perfect in its place. From sidewalk n street this fits right in with no standout 
new modern look. It’s open 80% of the time as  folks look inside and see our old brick walls our fireplace in middle this 
all gives really cool old fashion tavern style front as this is what we want. 
The door is solid , again when closed it takes nothing away from the historical look of this building. Actually brings out 
life out of the building. The reason for replacing the original doors was they were rot n termites on bottom (originally 
from 80’s I’m told) glass was paper thin molding rotted and for safety matters n concerns it needed be replaced not 
repaired. We purchased very high quality door insulated windows handle heat n cold. I hope you all come look for 
yourselves from sidewalk n street on how awesome this looks. Sitting in office saying No you can’t have garage door is 
just not right. The sidewalk patio itself is nicest coolest patio in all downtown. Plant boxes all around n beautiful hanging 
plants brings everyone here. K Ave (Main St. ) this is what people imagine when going to historical downtown eatery. 
Please take all this in when making your decision. 
Sincerely 
Tom McGill‐McNeal’s 

Sent from my iPhone 

> On Mar 20, 2023, at 10:46 AM, Bhavesh Mittal <Bhaveshm@plano.gov> wrote:
>
> Tom, 
> 
> Can you please email me your reasons to keep the installed overhead door? We are finishing up our staff report for 
the Heritage Commission meeting and would like to include your reasons. 
> 
> Thank You 
> Bhavesh Mittal
> City of Plano | Senior Planner/Heritage Preservation Officer
> 972.941.5343 | bhaveshm@plano.gov
>
> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: Tom McGill < >
> Sent: Tuesday, February 28, 2023 12:28 PM
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McNeals

Door Remodeling Plans
 1422 K Avenue

Sheet 1    Photos of old and new doors
Sheet 2    2019 Street View of Old Door
Sheet 3    New Door Elevations and Details

February 2023
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Before Alteration

After Alteration
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