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Alexander, both of Atlanta, purchased Dry Pond and
surrounding properties, a total of 1,769 acres, for $3,500

I . |ntrOdUCtI0n HlStO”C Doyle, Sage, and AIexz:mder subséquently ch’angda ’D r.y Pondods

name to Toccoa in an effort to make the town sound more

Preservation in Toccoa attractive.

A. History of Toccoa

The City of Toccoa, located in the northeast portion of Georgia,
is the county seat of Stephens County. The area now known as
Stephens County was originally settled as part of Franklin
County in 1784. When Habersham County was formed out of
Franklin County in 1814, the northern half of the present
Stephens County was in Habersham; it would remain so until
1906 when the present county was formed.

The main settlement period of Toccoa occurred after 1820. An
1829 lottery awarded lands to white settlers in the previous
Indian territory of Habersham County, of which the present -
day Toccoa was part. The town was originally a frontier
community called Dry Pond, so-named because of a pond that
stood by the crossroads and was dry in summer.

' N
5 &=

rel. Aerlal view ode\%vntowquoccoran 1926

Essentially a small village with community grocery store, Dry

Figu
Pondds future changed with the %pan5| allroad. The

crossroads became a coaling station for the increasingly busy Toccoa City was chartered in 1874 and laid out as a square,

line between Atlanta and point north. The Atlantaand each side covering two miles. Thestreets were laid out on a

Richmond Air Line Company was completed to Dry Pond in grid pattern, with three of the street s aptly named Doyle, Sage

1863. After 1870 further consolidation took place with the and Alexander for the enterprising businessmen who had

formation of the Piedmont Airline Railroad. Due to the brought the town to fruition. A post office was soon established

railroad, Dry Pond and its successor Toccoa City became an and government officials were elected to run the new town.

important wholesale, manufacturing and shipping center. The townds growth came tfiethaa halt i
) _ destroyed most of the businesses in an area bounded by Doyle,

To take advantage of tie potential of business, Dr. O.M. Doyle Alexander, Foreacre, and Sage streets. Merchants rebuilt, but

of Oconee County, South Carolina and B.Y. Sage and Thomas
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used brick instead of wood for their businesses. The bricks
were shaped and fired in a local brickyard owned by the Hitt
family.

Figure2. Albemarle Hotelon N.AlexanderStreet,circa 1940s.

In 1890 Toccoa had nine hundred residents, one hundred and
twenty five houses, two hotels, five churches, three schools,

one weekly newspaper, twenty four sores, three doctors and
three | awyers. Wi th the expansi
economy shifted from subsistence agriculture to the processing

and shipment of cotton. In the late 1800s, about 80,000 bales

of cotton were processed in Toccoa annual.

I n addition to industry and
derived in summer from tour.i
resorts and inns. The Toccoa Inn was built near the railroad

s hi
sts

and in the early 20t century, the Albemarle Hotel was built at
the corner of Alexander and Tugalo Streets.

Figure3. Businesses along W. Doyle Streeirca 1940s.

The years between 1890 and 1920
greatest building development. Cotton processing, an industry

that had grown with the coming of the railroad, produced

satellite industries such as cotton gins and cotton distribution

and local cotton goods manufacturing. Cotton mills were built

near the railroad along with associated industries such as the
Toccoa Shuttle and Bobbin Warks on Curahee Street.

The destruction of the cotton industry wrought by the boll

weevil in the south followed by the Great Depression and

NOBrid War 11 Brgh

closed or were sold and alternative industries opened,

including an earth moving equipment plant in 1938. A number

of new buildings were constructed, however, due in large part

to government programs. A pgst office was built in 1932 and a

Ho&dité?@asbul?ﬁfg%%éﬁ aos 1 ncome was
visiting the heal t h

While World War 1l had only marginal impac t on the county,

the effect to Toccoabs downt own

areaos
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brought about by the placement of a training area for
paratroopers with the 101st Airborne on land near Curahee
Mountain outside of town.

S : 158
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Figure5. Standard Oil Compangn Tugalo Street, circa 1950s

By 1950 the county had moved away from agriculture toward a
more industrial and service oriented economy. The downtown

area continued to prosper as a center for dry goods, groceries,
and services such as dental and medical care.
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Figure6. Barron and Lawrence 5 and 10 Storcal950s.
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Toccoads downtown business di st ini2006 a histarie pregsenatfon ardmanteywaseehatted@and ¢hd

by a major urban renewal project completed in 1972. By the local downtown district was created in 2007. The crumbling
late 1960s and early 1970s, Toccoa was faced with the loss of canopieswere also removed in 2007 and vehicular traffic was
downtown businesses, attracted by the development of restored to these downtown streets in 2008. Since this time
suburbs and large urban areas for parking. In an effort to the restoration of storefront facades has occurred, the
compete with burgeoning strip malls developing around the nomination of the commercial district to the National Re gister
city, concrete canopies were installed on downtown streets to of Historic Places was achievedin 2011, and the formation of a
transform the area into a pedestrian mall. While the canopies Certified Local Government program was finalized in 2014.

attracted recreational walkers, the result for downtown
business was calamitous.

Figure8. 104 Doyle Street in 2006 before the canopies were

Figure?. Doyle Street aftelbelng converted to a pedestrlan mi&in
removed.

the 1970s
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B. Historic Preservation Ordinance

The purpose of Toccoads Historic
as follows:

In support and furtherance of its findings and
determination that the historical, cultural and aesthetic
heritage of the City of Toccoa is among its most valued
and important assets and the preservation of this heritage
is essential to the promotion of the health, prosperity and
general welfare of the people; in order to stimulate
revitalization of the business districts and historic
neighborhoods and to protect and enhance local historic
and aesthetic attractions to tourists and thereby promote
and stimulate business; in order to enhance the

— —m— —— opportunities for federal or state tax benefits under
Figure9. W. Doyle St. canopgittachedto Toccoa Recorbuilding, relevant provisions of federal or state law; and in order to
circa 199s provide for the designation, protection, preservation and

rehabilitation of historic properties and historic districts
and to participate in federal or state programs to do the
same; the Toccoa City Council hereby declares it to be the
purpose and intent of this O rdinance to establish a
uniform procedure for use in providing for the protection,
enhancement, perpetuation and use of places, districts,
sites, buildings, structures, objects, and landscape
features having a special historical, cultural or aesthetic
interest or value, in accordance with the provisions of the
Ordinance which was e nacted on November 13, 2006.

The Historic Preservation Ordinance establishes and
provides for the following:

igurelO. 104V‘V.\ Doyle St. aftethe canopywasremoved from
Toccoa Record antthe building wasrehabilitated in 2008.

Toccoa Downtown Commercial Historic District Design Guidelines Page9



C. Toccoa Histor ic Preservation Commission

The Toccoa Historic Preservation Commission (HPC) shall
consist of a minimum of five (5) members appointed by the
Mayor and ratified by the City Commission. All members
shall be residents of Toccoa and shall be persons who have
demonstrated special interest, experience or education in
history, architecture or the preservation of historic
resources. The Preservation Commission shall be
authorized to:

1) Prepare and maintain an inventory of all property
within the City of Toccoa having the potential for
designation as historic property;

2.) Recommend to the Toccoa City Commissionspecific
districts, sites, buildings, structures, or objects to be
designated by ordinance as historic properties or
historic districts;

3.) Review applications for Certificate of Appropriateness,
and grant or deny same in accordance with the
provisions of this Ordinance;

4.) Seek out local, state, federal or private funds for historic
preservation, and make recommendations to the Toccoa
City Commission concerning the most appropriate uses
of any funds acquired.

D. Designation of Hi _ storic Properties and

Districts

A historic property is a building, structure, site or object,
including the adjacent area necessary for the proper
appreciation of use thereof, deemed worthy of preservation by

reason of value to the City of Toccoa, the region or the State of
Georgia for one of thefollowing reasons:

1) Itis an outstanding example of a structure
representative of its era;

2.) It is one of the few remaining examples of a past
architectural style;

3.) Itis a place or structure associated with an event or
persons of historic or cultural significance to the City of
Toccoa, State of Georgia, to the region; or

4.) It is the site of natural or aesthetic interest that is
continuing to contribute to the cultural or historical
development and heritage of the municipality, county,
state or region.

A historic district is a geographically definable area, which
contains buildings, structures, sites, objects, and landscape
features or a combination thereof, which:

1) Has special character of unique historic/aesthetic value
or interest

2.) Represents one or more periods, styles or types of
architecture typical of one or more eras in the history of
the municipali ty, county, state or region;

3.) Causes such area by reason of such factors, to constitute
a visibly perceptible section of the municipality or
county.

Designations may be proposed by the Toccoa City
Commission, the Historic Preservation Commission, a
historical society, a neighborhood association or property
owner(s).

Toccoa Downtown Commercial Historic District Design Guidelines
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E. Preservation Assistance Programs

1. Main Street Program

The City of Toccoawas designated aMain Street community in
1990. The program provides technical assistance and advice
designed to stimulate downtown revitaliz ation. Assistance
includes a four-point planning process that guides
communities through the development of an ongoing strategy
for improvements and economic revitalization in their
downtowns. The Georgia Main Street Program is run through
the Georgia Depatment of Community Affairs (DCA).

2. Certified Local Government Program (CLG)

The Certified Local Government program extends the federal
and state preservation partnership to the local level. It
enhances the local government role in preservation by
strengthening community preservation programs and links
with the State Historic Preservation Office (Historic
Preservation Division). In Georgia, the Certified Local
Government program builds upon the longstanding working
relationship between the Historic Pres ervation Division (HPD)
and the local governments by expanding the scope of local
responsibilities and opportunities for preservation including
the Historic Preservation Fund (HPF) Grant offered annually .

Toccoa became &Lertified Local Government in 2014 and
since this time property owners in Toccoa will find it much
easier to apply for and obtain tax incentives as well as obtain
other funding opportunities available for Historic
Preservation.

F. The Secretary of the Interior's Standards for
Rehabilitation

The Secretary of the Interior is responsible for establishing
standards for all national preservation programs and for
advising federal agencies on the preservation of historic
properties listed or eligible for listing in the National Regis ter
of Historic Places. The Standards for Rehabilitation, a section
of the Secretary's Standards for Historic Preservation Projects,
address the most prevalent preservation treatment today:
rehabilitation. Rehabilitation is defined as the process of
returning a property to a state of utility, through repair or
alteration, which makes possible an efficient contemporary use
while preserving those portions and features of the property
which are significant to its historic, architectural, and cultural
values.

The standards that follow were originally published in 1977

and revised in 1990 as part of Department of the Interior
regulations (36 CFR Part 67, Historic Preservation
Certifications). They pertain to historic buildings of all

materials, construction type s, sizes, and occupancy and
encompass the exterior and the interior of historic buildings.
The Standards also encompass related landscape features and
the building's site and environment as well as attached,
adjacent, or related new construction.

The Standards are to be applied to specific rehabilitation
projects in a reasonable manner, taking into consideration
economic and technical feasibility.

1. A property shall be used for it s 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.

Toccoa Downtown Commercial Historic District Design Guidelines
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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 a voided.

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 under taken.

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

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

6. Deteriorated historic features shall be repaired.
Rather than replacement of a distinctive feature, the
new feature shall match the old in design, color
texture, and other visual qualities, and where possible,
materials. Re placement of missing features shall be
substantiated by documentary, physical, or pictorial
evidence.

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.

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

9. New addition, ex terior 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 prote ct the historic integrity of the property and its
environment.

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 env ironment
would be unimpaired.

Standard 1, requiring compatibility of use, is the only
standard in which the impact of a proposed reuse of a historic
building is addressed. (Questions of use are typically fully and
appropriately addressed in zoning ordinances and building
codes.) The principle of this standard is that a proposed reuse
of a historic structure for purposes other than that for which it
was initially designed should have minimal distinctive
architectural consequences is to a certain extat self-evident.
That is to say, reuses that will result in destructive

architectural treatments are unacceptable. However, for reuses
where the anticipated impact of a proposed reuse is not readily
apparent, evaluation of the architectural treatment rathe r than
the proposed use itself will still be required.

Standard 2, recommending the retention and preservation of
character-defining features, is one of several statements in the
standards which emphasize preserving as much building
material as possible. Thus, alterations that accommodate
existing original or historic building fabric are, under this
standard, clearly preferable to those that require removal of
such fabric.

Toccoa Downtown Commercial Historic District Design Guidelines
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Standard 3, recommends historical honesty, and is a clear
endorsement of 'true’ versus 'false’ history. This standard is
thus the basis for the prevention of such practices as
conjectural restoration of building features or the grafting of
architectural features taken from one historic building on to
another. This standard also provides aclear basis on which to
discourage the practice of building new buildings in a
historicized distinguishing architectural style.

Standard 4 , which requires the acknowledgment of physical
evolution of historic buildings, is a critical component in the
evaluation of treatments for a historic building which has
undergone many changes. This standard not only accepts but
values the fact that most historic buildings contain the record
of their own evolution and thus are valuable records of
changes in taste and se. This standard would provide the
basis for discouraging such practices as replacing historic
metal roofing with wood shingles, even in cases where a wood
shingle roof is known to have originally existed. It would also
prevent the replacement of a Victorian porch on an earlier
nineteenth century house with a new porch that would
replicate porches of the vintage of the original house.

The clear implication of this standard is that, unless it is
intended that a building undergo an accurate restoration to a
specific period based on adequate documentation, it is best to
recommend repair and/or replacement of historic building
featuresin-kind (similar) , whether or not they are part of the
building's original construction.

Standard 5, requires preservation of the distinctive
components of historic buildings, and is a straight forward
endorsement of preservation whenever possible. In Toccoa,
this will apply particularly to porches, windows, doors, siding,
and other decorative elements.

Standard 6, requires repair rather than replacement where
possible and, where it is not, visually matching replacements.
These two standards, 5 and 6, articulate the strong preference
in preserving and retaining the authentic materials, object, or
building fabric, and not jus t something that replicates the real
object.

These two guidelines are particularly relevant where there is a
high level of integrity in the original building fabric.
Replacement of such materials would cause irreparable harm
to the buildings integrity and authenticity.

Standard 7 , by its prohibition of damaging chemical and
physical treatment, reflects an awarenessoften gained through
painful experience-that certain treatments can irreversibly
damage the historic fabric that the preceding standards are
intended to protect. Sandblasting in particular, whether of
wood for paint removal or masonry for cleaning, can
irretrievably alter the surface characteristics of historic
materials and thereby destroy not only visual characteristics
but physical ones as wdl and may accelerate further
deterioration. Power washing and overly acidic chemical
cleaning of masonry can also cause irreversible damage.

Standard 8, requires preservation and protection of
archeological resources, and generally comes into
consideration only when excavations are associated with a
project. This standard clearly recognizes that historic
properties will in all likelihood have associated archeological
deposits, and recommends that efforts should be made to
consider and protect those resources. Considerations of
expense and the likelihood of the presence of archeological
resources must dictate the extent to which this standard affects
the planning of privately -funded projects.

The goals ofStandards 9 and 10, are compatibility,
differentia tion, non -destructiveness, and reversibility of

Toccoa Downtown Commercial Historic District Design Guidelines
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See Also:

additions, alterations, and new construction. Both standards character is prevalent

are intended to minimize the overall damage to historic fabric throughout Toccoa and Secretar of |
causedby building additions and to insure that new work will makes the Standards Standards for Tregtment of
be differentiated from, but compatible with, existing structures particularly relevant Historic Properties:

in order to protect the historic integrity of the property. and applicable. P '

Guidelines for Preserving,
Rehabilitating, Restoring,

The same federal regulation which promulgates the Standards and Reconstructing Historic

explicitly states that they are intended to be "applied to specific

rehabilitation proje cts in a reasonable manner, taking into ﬁg”g}ngs' n
consideration economic and technical feasibility." Thus, the P-IWWW.NPS.govinps
ltps/standguide/

level of craftsmanship and detail as well as the quality of
materials that are proposed for any rehabilitation project
should be commensurate with the structure to which they will
be applied. From the standpoint of the Secretary's Standards
and Guidelines, successful rehabilitation neither ‘improves' the
original design nor detracts from it.

National Park Service
Preservation Briefs
http://lwww.nps.gov/tps
/how -

to preserve/briefs.htm

It is important to reiterate that the Secretary of the Interior's
Standards for Rehabilitation provide a philosophical
framework for the planning and evaluation of preservation
activities. As summarized above, that framework is one which
emphasizes preservation of historic building fabric, honesty of
historical expression, and reversibility. It is a philosophical
framework which assumes that historic buildings are
repositories not only of visual satisfaction but also of
information and, as such, it must be possible to 'read' the
information they contain without having it clouded by
conjecture.

The City of Toccoa itself validates theStandards' orientation

towards architectural continuity and historical integrity. The
Standards articulate and reinforce the continuity and concern

for historic and visual integrity that are evident throughout

most of Toccoa.The downtown commercial area includes both

a National Register Historic District and alocal district. T he

concern for the preservation of the community6 s hi st or i ¢

Toccoa Downtown Commercial Historic District Design Guidelines Pagel4d



Main Street District - Toccoa, Georgia
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H . Certificate _of Appropriateness (COA)

After the designation by ordinance of a historic property or a
historic district, no material change in the appearance of such
historic property, newly constructed proper ty, contributing
property, non -contributing property, structure, site or object
within such historic district, shall be made or be permitted to
be made by the owner of occupant thereof, unless or until the
application for a Certificate of Appropriateness (COA) has
been submitted to and approved by the Commission. A
Building Permit shall not be issued without a Certificate of
Appropriateness.

New construction or changes to existing structures and sites
within the Historic District are determined by HPC revi ew.
Any of the following types of projects must be submitted to the
HPC for Design review:

6 Any and all new construction, including primary
buildings such as houses and commercial buildings,
and secondary buildings such as garages and sheds.

6 Demolition of buildings

0 Additions to buildings

0 Alterations to the exterior of existing buildings, such as
changes in siding materials or removal and
replacement of windows and doors

6 The moving of any new building or structure into the
Historic District

6 Repair of replacement of exterior details

6 Public improvements such as sidewalks, utility lines,
and streetlights

6 Addition of fences or landscaping walls

6 Installation of walks and driveways

6 Major landscaping or land disturbance, including the

removal of trees.

Certificate of Appropriateness review is not required for the
following types of work:

0 Interior alterations

6 Interior painting

6 Change in the use of a property

6 Minor landscaping that does not require land

disturbance for new construction or require the
construction of walls, fences, fountains, or other
"permanent” built features

The receipt of a Certificate of Appropriateness (COA) is not the
only legal requirement before construction or demolition
procedures can begin. Other regulations, such asBuilding
Permits, may be required. Contact the Toccoa Planning Office
at City Hall 706-282-3232 to determine what requirements
must be fulfilled before beginning work.

1. Maintenance
Some work on properties falls under the heading of routine
maintenance. Maintenance activities are encouraged as a
method of preserving Toccods historic resourcesand are not
subject to COA approval. Property owners should take the
minimum steps necessary to prevent the deterioration of the
following items and complete the work in accordance with the
guidelines:
6 All site features on the property, including sidewalk s,
driveways, and landscaping.
6 Foundations, exterior walls, or other vertical supports
(exterior or interior) .
0 Roofs or other horizontal members (including joist,
beams, etc.)
6 Chimneys or chimney support system.

Toccoa Downtown Commercial Historic District Design Guidelines
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6 Architectural features (including but not limited to
window and door trim, parapets, roof cresting,
cornices).

6 Rainwater drainage systems (gutters, downspouts)
whether exterior or interior .

6 Waterproofing systems (roofing, flashing, windows,
doors, paint on wood or metallic surfaces).

06 Any other elements that, if not adequately maintained,

may eventually cause the building to crack, bulge,

buckle, sag, rot, crumble, or collapse, in whole or in
part.

In cases where deterioration has already progressed to an
advanced stage, and where the owner requsts immediate
removal, the standards for demoliti on (see Section 5 shall be
applied. In all cases, where practical, non-structural
architectural features shall be repaired. In situations where it
is impractical to repair a feature or prohibitively expensi ve to
replace it, the feature shall be stored safely for future use as a
reference for re-creation efforts. Information on how to
remove, repair, store, and replace architectural features may
be available from the Historic Preservation Commission.

|. Design Review Process

The design review process allows the Historic Preservation
Commission to evaluate proposed changes to individual
properties and structures located within designated historic
districts and approve Certificates of Appropriateness
accordingly. Any proposed endeavor to a locally designated
property or district that necessitates a building permit will also
require a Certificate of Appropriateness (COA). The following
steps should be undertaken in order to ascertain whether a
Certificate of Appropriateness is necessary.

Toccoa Downtown Commercial Historic District Design Guidelines

The Objectives of the HPC and Design Guidelines are to

T
T

Protect the historic character of the Historic District.
Provide guidance to design professionals, property
owners, and contractors undertaking construction
within the district.

Identify important review concerns and recommend
appropriate design approaches and identify
inappropriate changes.

Provide an objective basis for review to assure
consistency and fairness.

Increase public awareness of the district and their
significant characteristics.

Determine whether verbal approval is
necessary for the proposed endeavor.

Routine maintenance that does not necessitate the
issuance of a building permit typically does not require
a Certificate of Appropriateness. Routine maint enance
refers to work that does not involve a significant change
in the appearance, design, or materials of a structure.
Property owners should contact the appropriate staff
member in order to discuss the scope of the proposed
endeavor and obtain verbal approval as necessary.

Determine whether a Certificate of
Appropriateness is necessary for the proposed
endeavor.

If the proposed endeavor involves a significant
alteration or renovation to a historic property such as
the removal of architectural detailing , the replacement
of original siding or materials, or the construction of
new additions, a Certificate of Appropriateness is
necessary before a building permit can be issued.
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Proposed new construction as well as the demolition or
relocation of an existing structure located within a
designated district also must undergo the review
process before a building permit can be issued.

Submit an application for a Certificate of
Appropriateness.

The Toccoa Planning Department can provide an
application for a Certificate of Appropriateness.
Completed applications should be returned to the
Planning Department three weeks prior to the Historic
Preservation Commission Meeting in which the COA is
to be reviewed. Applications should also include
photographs, drawings, or plans of the existing
structure as well as the proposed changes. Any
applications for projects involving new construction
should include detailed drawings and plans of the
proposed structure and the existing site.

Commission review of the applications for a
Certificate of Appropriateness.

The Toccoa Historic Preservation Commission shall
hold a public hearing at which each proposed
Certificate of Appropriateness is discussed. Notice of
the hearing shall be published in the principal
newspaper of local circulation in the city and written
notice of the hearing shall be mailed by the
Commission to all owners and occupants of the subject
property. The written and published notice shall be
provided in the same manner and time frame as notices
are provided before a Public Hearing for Rezoning.

The Commission shall give the property owner and/or legal
agent an opportunity to be heard at the Certificate of

Standards for Rehabilitation will be used by the Commission
in their consideration of the application, as will the Toccoa
Design Guidelines manual.

The commission may approve the Certificate of
Appropriateness as proposed, approve the Certificate of
Appropriateness with any modifications it deems necessary, or
deny it. The Commission shall approve the application and
issue aCertificate of Appropriate ness if it finds that the
proposed material changes(s)in the appearance would not
have a substantial adverse effect on the aesthetic, historic or
architectural significance and value of the historic property or
the historic district. In the event the Comm ission rejects an
application, it shall state its reasons for doing so, and shall
transmit a record of such actions and reasons, in writing, to
the applicant. The commission may suggest an alternative
course of action it thinks proper if it disapproves of the
application submitted. The applicant, if he or she so desires,
may make modifications to the plans and may resubmit the
application at any time after doing so.

The Commission shall approve or deny an application for a
Certificate of Appropriateness within forty -five days after the
filing thereof by the owner or occupant of a historic property,
or of a building structure, site, or object located within a
historic district. Evidence of approval shall be conveyed by a
Certificate of Appropriateness issued by the Commission.

1. Appeals and Compliance

Any action granting or denying a COA may be appealed to the
Toccoa City Commissionwithin fifteen (15) days of the
issuance of the denial. For more information, see Section 5 of
the City of Toccoa Historic Preservation Ordinance.

Appropriateness hearing. The U.S. Secetary ofthel nt er i or 6 s

Toccoa Downtown Commercial Historic District Design Guidelines
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The Toccoa Historic Preservation Commission has provided this
checklist to assist you with the completion of the Certificate of
Appropriateness application. The checklist ensures the applicant has
included all necessary information regarding the project, contributing
toward a quicker approval.

Please be sure to include all of the following information with your
COA application:

For new building or an addition to an existing building or
addition of a new porch, deck, outbuilding, patio etc.

Site plan with footprint of building including contour lines,
location of all buildings, parking, fences, walls, porches,
decks, etc. to be added
Architectural plans/building design including:
Interior floor layout indicating exterior door and
window locations
Drawings of all building elevations i all sides of the
building
Location and description including photos of all
exterior lights
Description of design and materials for all exterior
features including roof, doors, siding, windows, trim,
porch balusters and handrails, foundation, cornices,
handicap ramps, etc.
Include photos or drawings of each, e.g. doors, windows,
trim, cornice, balusters, etc.
Photos of proposed site and adjoining properties/buildings
Landscape plan including all hardscapes, walls, and fencing.
Landscape plan should also include:
List including names and types of all trees and
plants over 360 high
Planting schedule

Elevation drawings of all new facades and walls
showing trees and plantings when grown to mature
height

List of all existing trees on the property noting any to
be removed

Alterations to Building Exterior; e.g. changes in windows or
doors; foundation, roof, siding, exterior lighting, porches,
awnings or storefront materials.

Photo of existing building

Photo of earlier historic appearance

Sketches or drawings and description of proposed changes
Description or picture of the type of material proposed for
use in the alteration

Photos or drawing of the building element to be altered, e.g.
doors, windows, trim, cornice, balusters

Site changes including parking areas, drives, walks, addition of
fences, walls or outbuildings, and major landscape elements,
including removal of large trees or shrubs.

Photo of site
Site plan or sketch of site indicating location of changes
Description of materials to be used

HPC meets on the first Thursday of each month, and it is a
requirement that the applicant attend. Meetings are held at 4 P.M. If
there are any further questions regarding the COA application
process, please call 706-282-3232.

Toccoa Downtown Commercial Historic District Design Guidelines
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NOTICE:

Before any work begins, the Desic
Review Process must be followed |
obtain an Approved Certificate o
Appropriateness (COA) from th|
Toccoa Historic Preservatio
Commission (HPC)

Application Approved or|
Approved with Gnditions

Identify the proposed change to thexterior of a
structure or site

4

Obtain a COA Application and instructions frg
City Hall

1l

Complete aplication and file it along with
appropriate supprting documentswith City Hall

!

Publish in the legal section of the newspaper

!

Present Application to Historic Preservatid
Commission

|

Permits and Begin Work

Obtain any necessary Buildin

LL Application
An Application may be: ——> Denied
1 Approved
f  Approved with Conditions == -
1 Tabled Appeal to City
1 Or Denied Commission

~Z

e Appeal Approved

If Appeal denied by City
Canmission then appeal to
Municipal Court
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The following examples and descriptions are of architectural
styles and typesfound in the City of Toccoa. This includes

I I . AI’C h |te CtU ral many of the current styles and types recognized by the Georgia

Historic Preservation Division (GA HPD) /State Historic

Styles and TypeS Preservation Office (SHPO).

ARCHITECHTURAL DESCRIPTIONS

Buildings and houses can be classified into two categories:
styles and types. Architectural style is the artistic and academic
design of a building. The style reflects the art and culture of the
period of construction, the trends and fashions of the society,

and even the technology of the time. Styles are often Adesigned
by a professional architect or master builder or reproduced
from architectur al pattern bookso. Architectural styles are

more often decorated, ornamented, and detailed with special
building materials applied in a systemic pattern or
arrangement. Style is also the design of the overall form of a
building: proportion, scale, massing, symmetry or asymmetry,
and the relationships among parts such as solids and voids, or
height, depth and width.

Architectural types are influenced by the building traditions of
people constructing them as well as the geography and climate
of the area where they are built. Building type refers to the
overall form of a building. Types are defined by their basic
overall physical characteristics, such as floor plan, height, roof
shape, the location of doors or chimneys, or the kind of porch
on the building. These features are generally applied to the
core or main body of the building. Later additions, or wings,
are excluded when determining a building type. Most houses
can be defined as a general type; not all exhibit a defined style.

Toccoa Downtown Commercial Historic District Design Guidelines Page21



ARCHITECTURAL STYLES IN TOCCOA

Greek Revival

The Greek Revival Style began with public buildings in
Philadelphia in 1820, and quickly became popular for
residences. With its symmetrical shape, low roof lines,
columns and pediments, the style mimicked Greek temples --
and was thought by Americans at the time to embody the
concept of Democracy. From 1830 to 1850 nearly every new
public or private building incorporated some Greek Revival
elements.

The style was adopted in most areas of the country, with
regional differences. In warm southern climates, piazzas and
porticoes were popular. Austere farmhouses with understated
pilasters were built further north. The style has two variations,
"temple" which incorporates most of the Greek themes with
pilasters, columns, pediments, wide friezes and porticoes. The
other variation is more modest, incorporating the simple,
rectangular Greek building shape and few embellishments. In
order to replicate the look of marble, Greek Revival homes
were almost always painted white.

This example built in the early twentieth century features
many of the above Atempled decorative and stylistic features
that were popular during the previous century .
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Queen Anne

The Queen Anne style was extremely popular (especially in the
South) between 1880 and 1910. It developed in England by
architects drawing on late Elizabethan and Jacobean design
sources. It is notable for its asymmetrical form and has a
variety of surface textures, materials and wall shapes. Queen
Anne used an eclectic combination of decorative devices and
elements, such as bay windows, patterned shingles, decorative
carvings, ornamented barge-boards, and eaves to avoid a plain
smooth wall. Porches often wrap around the house and have
slender post, spindle work, decorative brackets, and friezes.
There are often prominent chimneys with decorative

brickwork. Windows are usually one-over-one or may have
multi -paned borders around the top sash. The main roofing
mass is usually steeply pitched and hipped with gables facing
front or both front and side. Some Queen Anne houses have
classically inspired details.

This example is a simple representation with moderate
decorative features. Queen Anne style features intude slender
porch post with classic lonic capitals, spindle work, a wrap-
around porch, multiple gables, and a hipped roof.

Toccoa Downtown Commercial Historic District Design Guidelines
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Neoclassical Revival

This has been a longlived style, popular from 1890 to the early
1930s in Georgia.The Neoclassical Revival style was found in
Georgia rural areas, cities, and small towns. The style is part of
a revival of interest in classically inspired architecture and may
include Greek, Roman, and even Georgian or Federal style
elements. The front portico or porch is the dominant feature of
this house style. The front fagade usually features a fultheight
portico and may have a pediment, classical columns (often
paired), dentils, or modillions. The front porch may be across
the full fagade or at the entry. Sometimes a partial-width, full -
height portico is present with a full -fagade one story porch.

The facade is more or less symmetrical and the central
entrance surrounded with pilasters and columns, often has
fanlights, sidelights and transoms. The roof is low-pitched and
hipped. A porte-cochere or side porch may be present with
columns. Commercial versions may not have a porch, but still
have a representation of the classic portico.

This example has a representation of the partial width, classic
portico with a pediment, lonic capitals and a hipped roof .

Toccoa Downtown Commercial Historic District Design Guidelines
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Italian Renaissance Revival

The Italian Renaissance Revival style in Georgia is more often
used for public and commercial than residential buildings. The
style developed during the revival of interest in classical
architecture brought about by the 1893 Columbian Exposition.
The Italian Renaissance Revival building is a symmetrical
building with a low -pitched usually hipped roof. Generally
buildings of this style date from 1890 to 1930, and in Georgia
the style is more common from 1900 to the 1920s. This style is
usually a symmetrical block with stuccoed or masonry walls,
and has a low-pitched usually hipped roof with overhanging
eaves and decorative brackets. Upper floor windows are often
smaller and less elaborate than the lower floor. Lower floor
doors, windows and porch are often arched. Small classical
columns or pilasters usually accent the entrances. Porches may
be recessed. There are four suktypes: hipped roof, hipped roof
with projecting wings, asymmetrical, and flat roof. Commercial
versions typically have flat roofs.

This example has a flat roof, arched windows and a recessed
entry porch.

Toccoa Downtown Commercial Historic District Design Guidelines
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English Vernacular Revival

English Vernacular Revival style houses imitate English
Medieval country and vernacular houses. This style was
popular in the 1920s and 1930sall across the state n large
cities and small towns. The style has a combination of
Medieval English features with adaptations of the following
elements: steeply pitched roofs with side gables and one or
more prominent cross gables over thefront fagade; tall
windows and tall window elements with exaggerated facings;
massive chimneys, sometimes ornamented or topped with
chimney pots; half-timbering; stonework accents on the
facades and decorative brickwork. Rounded arches and
doorways are other common features. Most of the houses of
this style have masonry walls.

This example features many of the above stylistic and
decorative features.

Toccoa Downtown Commercial Historic District Design Guidelines
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Colonial Revival

The Georgian Revival and Colonial Revival style names are
sometimes used interchangeably. This style evolved after 1870
and has been so popular that versions have continued to be
built through the present. The inspiration for it was the
Centennial of 1876 that brought back English-inspired styles
common during the Colonial era in the United States. This
style, when applied to residential buildings, is often called
fiCape Codo by Realtors or fAColo
this style was most popular from the 1890s to the 1940s. The
features for this style include an accented front door with
decorated entry portico (this is perhaps the signature
architectural element and will occur when no other elements
are present), and fanlights and sidelights around the doorway.
Windows are frequently paired, shuttered, and show multiple
panes. The facade is usually symmetrical, but mayshow side
wings on one or both sides. A classical cornice with dentils or
modillions may be present.

This example features many of thesestylistic and decorative
features mentioned aboveand is a good representation of the
Colonial Revival style.
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Craftsman

Craftsman styled buildings were built throughout the state in
small towns, rural, and urban areas. It was most popular from
the 1910s through the 1930s. The Craftsmarstyle originated in
the United States with influences from English Arts and Crafts
movement and Japanese wooden architecture. The Craftsman
style is distinguished by the following architectural f eatures: a
low-pitched, usually gabled roof, with wide, open overhanging
eaves; exposed roof rafters and/or decorative (false) brackets
under the gables; full-width or partial -width (usually fron t)
porches supported by columnson piers or pedestals. Windows
may have a multi-paned sash over a large onepane sash. Tte
use of decorative woodwork, masonry, and stone, reflecting
building material craftsmanship is also native to this style.

The residential example has a gabled roof, large stone porch
piers, and multi -paned upper sash windows over asingle lower
sash

The depat has elements of the Craftsmanstyle popular in
house construction at the time it was built. These features
include large brackets under a deep overhanging porch roof
that mimics overhanging eaves.

Toccoa Downtown Commercial Historic District Design Guidelines
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Commercial Plain

The Commercial Plain building style is common in small towns
and large cities. The building style dates from the early
twentieth century into the 1940s. Typically fagcades are plain
rectangles with variations in window sizes and placements.
The Commercial Plain building is a one to two -story building
with a flat roof, flat brick piers, walls, and parapets. There are
often shallow recessedpanels with decorative brick surrounds
at the sidewalk level or as friezes near the roof line. Simple
stone or terra-cotta details may be set in the brick. The
windows are usually large plate glass,storefront display
windows or paneled windows. Recessed entrywgs may be
present.

This example has large plate glass windows, a brick recessed
panel, recessed entyway, and a flat roof.
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Art Deco

The Art Deco style was most popular from 1920 to 1940. It has
a streamline effect with smooth wall surfaces. There are
usually vertical stylistic decorative lines such as zigzags,
chevrons, and geometric motifs as well as piers emphasizing
verticality by running the full height of fagades that extends
beyond the roof line. The style is most often seen in
commercial buildings. It is occasionally seen in apartment
buildings and occasionally found on individual houses.

The overpass on N. Broad Street displays piers with vertical
lines extending to the top of the overpass and decorative
geometric motifs on the lights in the passageway.

Toccoa Downtown Commercial Historic District Design Guidelines
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Moderne

This style appeared between 1920 and 1940 and revolutionized
architecture because of its departure from Victorian

decoration. Moderne is alternatively referred to as art

moderne, modernistic, and streamline moderne. Moderne

became the model and image ofte  imachi ne ageo
half of this century. Smooth walls, usually stuccoed, with a
minimum of ornamentation along horizontal lines, are the

primary features of this style. The fagade is usually

asymmetrical and has a flat roof. Details are in aluminum or
stainless steel and orner walls and windows may be curved.

This example has an asymmetricalfagade, horizontal lines, flat
roof and decorative marquee.
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International

Emerging in the 1920s and is1930s
based on modern structural principles and materialsd6 a n d
buildings consist of simple geometric shapes that reflect the
structural skeleton underneath exterior wall material. This

style is stripped of decorative features. This radically different
approach conflicted with the conservative styles popular in

many areasand is generally found only in cities. Most often

this style hasa flat roof with no eaves. Ribbon windows, corner
windows, floor to ceiling plate glass windows, metal casement
windows, structural glass blocks, and sliding windows are the

main design features separated by bands of undecorated wall

giving the building a very horizontal feeling. Cantilevered and

ground floor piers offer visual interest and the style is

asymmetrical but displays a balancek nown as #Ar egul
Common building materials of this style are concrete, glass

and steel.

This example is asymmetrical, has a flat roof, floor to ceiling
windows, bands of undecorated wall, and acantilevered roof
over the entry.
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New Formalism

The New Formalism style is part of the evolution of the
International style. In the post -World War Il building boom,
architects and builders began seeking newer versions of the
popular, tried and true, International style. This style dates
from the 1950s to the 1970s.New Formalism uses the same
materials and horizontal lines of the International style, but
uses updated classical elements, such as slender columns,
although thicker than the international style , and arches. It is
typically a freestanding building with a symmetrical facade,
built of stone, brick, marble or other smooth surface materials,
and has a flat roof. Patterned screens and grills are often used.

This example has a symmetrical fagade, flat roof, smooth brick
walls, and arches.
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ARCHITECTUAL TYPES : RESIDENTIAL

Saddlebag

The saddlebag was built during three different periods and
three different settings. In the 1830s and 1840s this house type
was popular in rural agricultural areas. In the late 1800s the
saddlebag houses were popular in outlying fringes of towns
and cities. From about 1910 to 1930, this house type was
popular for mill village housing. The saddlebag house type has
a central ridge chimney that separates two typically square
rooms. The house usually has a side gable roof but some
examples have a hipped roof. There are two sub-types, one
with two exterior doors leading into each room and the other
with one door leading into a vestibule beside the chimney.

This example has the central ridge, side gable,and central
door.
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Central Hallway

The central hallway is one of the older and more basic house
types popular throughout the nineteenth century. It appears
evenly distributed across the state but mainly found on
averagesized farmsteads and on principal residential streets
in town and citie s. It has a central hallway between two rooms
and is usually one room deep, although some examples may
have rear wings. The house usually has side gables, but there
are a few examples with hipped roofs. There are one or two
exterior gable end chimneys. Porches are often full width with
hipped or shed roofs.

This example has a central hallway, side gables, and is one
room deep with a rear addition , and a full width porch.

Toccoa Downtown Commercial Historic District Design Guidelines Page35



Gabled Wing

The gabled wing cottage evolved from the addition of awing
onto a hall and parlor form. The front facing gabled wing was
added onto the front of the house. The form developed in the
pre-railroad era and is therefore identified as a pre-industrial
vernacular form. It became more popular with the
standardizatio n of building technologies in the last half of t he
nineteenth century. Railroad transportation also made
building ma terials more widely available. This house type was
popular in rural and urban areas throughout Georgia from
18751915. The plan is either F or L-shaped, usually with two
cross-angle end gables. The entry is usually recessed into the ThOR 53 ~ i , -
wing with a porch often found in the same space. The front O -'f" IR ST mm nmi

. he sam | i
door may lead into a hallway or directly into a room in the T ) H Hﬂﬂﬂﬂh, ""n"“"ﬂm w

wing. The chimneys may be located in the irterior. e -

This example is T-shaped with its entry leading to a hallway. It
has a porch in the front, one interior chimney and o ne exterior
chimney.
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Queen Anne Cottage/House

The Queen Anne type was popular in the South as middleclass
housing in the 1880s and 1890s. It is popular in both urban

and rural areas. The Queen Anne type has a square main mass
with projecting gables on the front and side. It usually has a
steeply pitched pyramidal roof with gables facing front or both
front and side, and may have interior chimneys. The rooms are
asymmetrically arranged and there is no central hallway. The
cottage may be one or oneand-a-half stories tall while the
house is two storiestall.

This example is a two-story tall Queen Anne House with a
pyramidal roof with front and side gables, full width porch
along the front of the house and an interior chimney.
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New South Cottage

The New South cottage was popular from the1890s to the
1920s when a period of economic growth and regional
confidence emerged in the South. The howse type was most
popular in the Piedmont and Upper Coastal Plain area of the
state and in/near the largest cities and towns. The main
distinguishing trait of the New South cottage is its emphasis on
symmetry. This type of house has asquare main mass usually
under a hipped or pyramidal roof with gabled projections. One
of the two front rooms projec ts forward and has a gable over
this portion of the house. There is a central

hallway between two rooms and it is two rooms deep. There
are also one or two rear ells or wings. This house is very much
like the gabled-wing.

This example has the square mainmass, hipped roof with a
projecting gable and front room, a central hallway, and is two
rooms deep.
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Bungalow

The bungalow type was popular in all regions of Georgia
between 1900 and 1930, in rural areas, towns and cities. The
bungalow type is a long, low, one-story build ing with irregular
floor plans. The bungalow house type is distinguished by the
following architectural features: a low -pitched, usually gabled
roof, exposed roof rafters are common, and full-width or
partial -width (usually f ront) porches supported by post, or
columns on piers or pedestals. There are four subtypes of
bungalow: hipped roof, front -gabled roof, side-gabled roof,
and cross-gabled roof. The floor plan is irregular.

Hipped Roof Bungalow

The hipped-roof version has the most varied floor formation
and porch placement. Roofs vary from near-pyramidal shape
to one with a long hip that reaches exterior walls. The hip roof
may appear small in front. It extends fully to the rear of the ?‘ H]
house. Porches under the hipped roof tend to be equally

varied. Porches may be full or partial front, corner porches on

the front of the house, or there may simply be a front stoop. ||
The porch roof can be under an integral roof, a shed roof, or no

roof at all. Occasionally the hipped roof of the house has small ﬁ
gables on the top at the end of the hip.

This example has a long hipped roofwith a small front gable
and a partial-width front porch with Craftsman style features,
such asbrick piers and wood columns.
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Front -Gabled Bungalow

The front-gabled bungalow subtype has a front gabled roof
with one or two front gables facing the street. A front-gabled
porch is often found on this bungalow subtype, however, a
shed roof on the porch is common as a variant. Font-gabled
bungalows are mostly simple homes and some have Craftsman
style porch features.

This example has afull width porch and detached garage
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Side -Gabled Bungalow

The side-gabled version often carries shed dormers or gable
dormers in the roof and may have exceptionally deep
overhanging eaves. Many of these bungalows in the survey
area are simple with few stylistic features.

This example has deep overhanging eaves and Craftsman style
windows and porch posts.
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Cross -Gabled Bungalow

The cross-gabled bungalow is the least common version of the
bungalow found in the survey area. The crossgabled bungalow
has side gables and usually an intersecting front gable, that is
most often over the front porch. This type may have additional
front accents in the gable and on the porch.

This example features many of the above decorative and
stylistic features for this type, including an interesting front
gable and full width front porch.
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American Small House This example is a rectangular building and is two rooms wide
by two rooms deep. The entry is offcentered with a small
The American Small House is unique in the history of stoop and gabled porch covering.
architecture in the United States. This house type was created
as a result of a desperate need for lowcost, easy to build
homes for very large sector of the population during and after
WW II. A collaboration among entities of the construction
industry, federal government, architects, engineers, building
code officials, and financial institutions generated a plan for a
new type of small house to shelter the masses. The American
Small House was introduced in the late 1930s after the Federal
Housing Administration established guiding principles to
construct a small, economical house that much of the
population could afford to purchase by way of long-term, low
interest loans. This house type became vey popular after
World War Il and continued into the 1950s.

This one-story, square or rectangular, compact house may
have Colonial Revival stylistic features, but often has no
notable stylistic details. The house is usually two rooms wide
by two rooms deep and may have a small rear hallway. Some
versions of the house have a rear wing for the bathroom and
maybe a porch. There are no eaves, the entry is centered or off
center and the front porch, if present, is often only a stoop.
Nationwide the common build ing material for this house was
wood, standardized for easier and faster construction, on '_L
concrete block foundations.

Most of the first houses built follc Ln
acceptable for FHA guaranteed loans. This plan required a

minimum of two bedroom s and usually had a living room, and
a combination kitchen and dining area, a bathroom and 1 m

storage areas. The house type is primarily sidegabled, but
there are some hip roof examples. 5 |-

Toccoa Downtown Commercial Historic District Design Guidelines Page43



Duplex Apartment/Ranch House

This building type is similar in general appearance and form to
the ranch house type except the duplex apartment is a twe
family dwelling. The duplex apartment/r anch type developed
in the post-World War Il 1950s and 1960s. This building type
typically has a wider facade facing the street and is usually on a
larger lot. The duplex apartment/ranch type is u sually a one-
story, symmetri cal building with a low -pitched gabled or
hipped roof. Wood and brick are common exterior materials .
Porches are small with iron or wood trim. Picture windows and
ribbon windows are common with shutters. The two dwellings
are under a single roof system. There are two separate front
and rear entries and porches. There are usually no interior
connecting openings in the party wall.

This Ranch Houseexample has brick exterior material, a
hipped roof, center porch with metal posts, and picture
windows.
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