AGENDA
Historic District Commission Regular Meeting
C. Michael Haney Community Room
Town of Southern Pines Police Department
450 W. Pennsylvania Avenue, Southern Pines, North Carolina
May 13, 2021 at 4:00 PM

I.

Call to Order

II.

Approval of Minutes: April 8, 2021

III.

Public Hearings:
1. HD-07-21 Exterior Alterations to Existing Structure; 120 N. Ashe Street
2. HD-08-21 Exterior Alterations to Existing Structure; 219 – 223 NE Broad Street
3. HD-09-21 Exterior Alterations to Existing Structure; 143 NE Broad Street

IV.

Unfinished Business

V.

New Business

VI.

Adjournment

Agenda Item

I.

To:

Historic District Commission

From:

Suzy Russell, Planner II

Subject:

HD-07-21 Certificate of Appropriateness: Major Works,
Exterior Alterations to Existing Structure; 120 N Ashe
Street; Applicant, Amy Stonesifer; Agent, Leonard
Clayton Scott; Owner, Southern Porch, LLC.

Date:

May 13, 2021

SUMMARY OF APPLICATION REQUEST:
Leonard Clayton Scott has submitted an application on behalf of Amy Stonesifer of
Southern Porch, LLC, requesting a Certificate of Appropriateness Major Work for the
purpose of adding 500 square feet of office space and altering the front porch to wrap around both
sides of the structure. The subject parcel is identified as PIN # 858106382111 and Parcel
ID # 00041459. Per the Moore County tax records, the property owner(s) is listed as
Southern Porch, LLC. The subject property is zoned CB (Central Business).

II.

PROJECT INFORMATION:
A. Physical Address:
120 N Ashe Street
Southern Pines, NC 28387
B. Applicant /Owner:
Southern Porch, LLC
Amy Stosfier
120 N Ashe St.
Southern Pines, NC 28387
C. Agent:
Leonard Clayton Scott
125 Winchester Road
Pinehurst, NC 28374
D. Zoning of Property:
The subject property is presently zoned CB (Central Business) and located within the
Historic District. See Figure 1 below.
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Figure 1: Vicinity & Zoning Map (Subject Property is Outlined in Blue):
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III.

STAFF REVIEW:
A. Application Submittal Date:
• Application Submitted March 19, 2021
• Application deemed complete March 25, 2021
• Notice of Public Hearing:
o Posted On-site: April 18, 2021
o Mailed: April 21, 2021
o Internet: April 21, 2021
• Historic District Commission Hearing: May 13, 2021
B. Criteria for Review:
The criteria for a Certificate of Appropriateness are found in UDO §2.28.10. The
Commission shall take the criteria into consideration for purposes of deliberation
and adoption of findings of fact.
2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
Significance under consideration and the exterior form and appearance of any
proposed additions or modifications to that structure that are visible from a
public right-of-way. The Commission shall not consider interior arrangement
or use.
(B) The Commission shall consider the following factors when determining whether
the application is or is not congruous with the historic aspects of the Historic
District:
1. The height of the building in relation to the average height of the nearest
adjacent and opposite buildings.
2. The setback and placement on Lot of the building in relation to the average
setback and placement of the nearest adjacent and opposite buildings.
3. Exterior construction materials, including texture and pattern.
4. Architectural detailing, such as lintels, cornices, brick bond and foundation
materials.
5. Roof shapes, forms and materials.
6. Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
7. General form and proportions of buildings and structures.
8. Appurtenant fixtures and other features such as lighting.
9. Structural conditions and soundness.
10. Architectural scale.
11. Secretary of the Interior Guidelines.
(C) Prior to approving the application, the Commission shall make the following
findings:
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1. Work is compatible and appropriate in preserving, retaining, repairing, or
restoring the defining historic character of a property and the district.
Specifically, the work is considered compatible and appropriate in terms of
material, design, dimensions, mass, scale, orientation, color and other
applicable considerations;
2. Work does not damage or remove significant character defining features of
the building and will not adversely affect its contribution to the larger
historic district; and
3. Work is consistent with the adopted design guidelines for the historic
district.
C. Staff Comments
The Historic District Commission is considering a Certificate of Appropriateness –
Major Works for the purpose of adding 500 square feet of office space and altering the
existing front porch to wrap around both sides of the structure at 120 N Ashe Street. This
structure was built in 1910 and is listed as a contributing structure in the 1991
National Register of Historic Places registration form for the Southern Pines
Historic District. The description is as follows: House; T-plan, hipped-roofed
frame house with vinyl siding; hipped porch across front with classical posts on
paneled porch walls; hipped, enclosed porch on top of main porch; rear, one-story
wings; one-over-one and Queen Anne pattern –over-one windows; rock-faced
block foundations.
The Historic District Guidelines work procedures specify that a new addition as
well as the front elevation deck rebuild and addition are reviewed as a Major Work.
(Please see Historic District Guideline excerpt for additions in the attachment
section of the report.)
As previously stated, the primary criteria for consideration of a Certificate of
Appropriateness are found in UDO §2.28.10. What follows is a recitation of each
criteria (italicized), followed by a comment on compliance using the
Recommended Practices in the Historic District Design Guidelines for interpretive
guidance.
Section 2.28 Certificate of Appropriateness – Major Work.
2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
Significance under consideration and the exterior form and appearance of
any proposed additions or modifications to that structure that are visible
from a public right-of-way. The Commission shall not consider interior
arrangement or use.
The applicant is proposing to add an additional 500 square feet of office
space to the left elevation of the existing structure as well as wrapping the
existing porch around the left and right sides of the existing building. When
referring to the addition portion of the Historic District Guidelines, it is
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recommended that additions fit within the context of the built historic
district and complement the existing building architecture and features. The
addition should be distinguishable between the old and the new, in order to
not create a false historical appearance. (Please see the HDC excerpt for
additions in the attachments). Please see photos below.
(B) The Commission shall consider the following factors when determining
whether the application is or is not congruous with the historic aspects of
the Historic District:
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1)

The height of the building in relation to the average height of the
nearest adjacent and opposite buildings.
This is not applicable. The second story remains unchanged.

2)

The setback and placement on Lot of the building in relation to the
average setback and placement of the nearest adjacent and
opposite buildings.
This property lies within the Central Business District within the
Historic District Overlay. The maximum side exterior setback is 5’
and the minimum interior side setback is 5’. The applicant appears
to be compliant with the CB development standards.

3)

Exterior construction materials, including texture and pattern.
The applicant proposes to match the existing 9” lap siding, the
foundation will be scratch/parge to match the foundation of the side
entrance, the columns will be built to match the existing columns,
the porch’s bench height knee wall will be similar, the ceiling porch
light fixtures will be as shown in attachments, shutters will match
original (see attachments) and the windows will match existing
which are described as half-light with four lite on top.

4)

Architectural detailing, such as lintels, cornices, brick bond and
foundation materials.
This is at the discretion of the Historic District Commission.

5)

Roof shapes, forms and materials.
The applicant proposes to use black corrugated metal and describes
the roof shape as “shed-like”. The applicant has not stated what the
current roof material is.

6)

Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
The applicant states that the right side elevation will be proportional
to the left side elevation.

7)

General form and proportions of buildings and structures.
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This is at the discretion of the Historic District Commission.

(C)

8)

Appurtenant fixtures and other features such as lighting.
The applicant proposes to match the porch light fixtures to the
existing light fixtures.

9)

Structural conditions and soundness.
The applicant has stated the structural condition is sound.

10)

Architectural scale.
This is at the discretion of the Historic District Commission.

11)

Secretary of the Interior Guidelines.
This is at the discretion of the Historic District Commission.

Prior to approving the application, the Commission shall make the
following findings:
1) Work is compatible and appropriate in preserving, retaining, repairing,
or restoring the defining historic character of a property
and the
district. Specifically, the work is considered compatible and appropriate
in terms of material, design, dimensions, mass, scale, orientation,
color and other applicable considerations;
2) Work does not damage or remove significant character defining
features of the building and will not adversely affect its contribution to
the larger historic district; and
3) Work is consistent with the adopted design guidelines for the historic
district.
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IV.

PHOTOS:

Photo of existing front elevation:
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Drawing of proposed alterations:

Photo of existing right elevation:
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Drawing of proposed right side elevation:

Photo of existing left elevation:
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Drawing of proposed left side elevation:

V.

ATTACHMENTS:
1.
2.
3.
4.
5.
6.

VI.

COA Major Works Application
Applicant’s Narrative
Applicant’s UDO § 2.28.10 Narrative
Applicant’s Photos
Applicant’s Drawings
Historic District Guidelines for Additions

HISTORIC DISTRICT COMMISSION ACTION:
To either approve or deny a Certificate of Appropriateness – Major Work application, the
Historic District Commission must make findings of fact and conclusions to the applicable
standards. The Historic District Commission shall first vote on whether the application is
complete. The Historic District Commission shall then vote on whether the application
complies with the Criteria for a Certificate of Appropriateness, including the Principles and
Guidelines of the Historic District. Staff has prepared Draft Findings of Fact for the
Commission which can be found below. The Commission may discuss, amend and/or
adopt these Findings of Fact.
Finding of Fact #1
1. I move that as a finding of fact the application is complete and that the facts submitted
are relevant to the case because the request for Certificate of Appropriateness Major
Work has met the specified submittal requirements as required in the Town of Southern
Pines Unified Development Ordinance.
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Finding of Fact #2
2. I move that as a finding of fact the application complies with Section 2.28.10 Criteria
for a Certificate of Appropriateness – Major Work, Criteria C 1-3 in that:
1. Work is compatible and appropriate in preserving, retaining, repairing, or
restoring the defining historic character of a property and the district. Specifically,
the work is considered compatible and appropriate in terms of material, design,
dimensions, mass, scale, orientation, color and other applicable considerations;
The work is compatible because the proposed addition is in line with setbacks of
the existing building and maintains similar building height, proportions and roof
forms.
2. Work does not damage or remove significant character defining features of the
building and will not adversely affect its contribution to the larger historic district;
and
The work does not remove significant defining features of the building and is
consistent with existing historic building patterns. The addition is not
overwhelming and is in scale and complements the existing structure.
3. Work is consistent with the adopted design guidelines for the historic district.
The addition will be oriented on the site to fit with established development pattern
of surrounding buildings, the addition relates in size and composition to the existing
historic building and the building materials that will be used are current materials
and they will not be a historic reproduction or materials from 1910, the year the
structure was built, as is recommended in the Historic District Guidelines.
Therefore, I move to:
Approve HD-07-21
-orApprove HD-07-21 with the following conditions of approval…
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U.S. Department of the Interior:
The Secretary of the Interior's Standards for Rehabilitation
The Standards (Department of Interior regulations, 36 CFR 67) pertain to historic buildings of all
materials, construction types, sizes, and occupancy and encompass the exterior and the interior,
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 its historic purpose or be placed in a new use that requires minimal
change to the defining characteristics of the building and its site and environment.
2. The historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be avoided.
3. Each property shall be recognized as a physical record of its time, place, and use. Changes that
create a false sense of historical development, such as adding conjectural features or
architectural elements from other buildings, shall not be undertaken.
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 replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature shall match the old
in design, color, texture, and other visual qualities and, where possible, materials. Replacement
of missing features shall be substantiated by documentary, physical, or pictorial evidence.
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 archeological resources affected by a project shall be protected and preserved. If
such resources must be disturbed, mitigation measures shall be undertaken.
9. New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new work shall be differentiated from the old and
shall be compatible with the massing, size, scale, and architectural features to protect the
historic integrity of the property and its environment.
10. New additions and adjacent or related new construction shall be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.
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THESE DRAWINGS AND
SPECIFICATIONS AND THE
DESIGNS AND AGREEMENTS
REPRESENTED HEREBY ARE, AND
SHALL REMAIN, THE PROPERTY
OF THE DESIGNER. NO PART
SHALL BE COPIED OR USED IN
CONNECTION WITH ANY WORK,
OR FOR ANY PURPOSE OTHER
THAN THE SPECIFIC PROJECT
FOR WHICH THEY HAVE BEEN
PREPARED, WITHOUT THE
WRITTEN CONSENT OF THE
DESIGNER. VISUAL CONTACT
WITH THESE DRAWINGS SHALL
CONSTITUTE CONCLUSIVE
EVIDENCE OF ACCEPTANCE OF
THESE RESTRICTIONS.
IMARK DESIGN ASSUMES NO
LIABILITY FOR ANY PROJECT
CONSTRUCTED FROM THESE
DRAWINGS AND SPECIFICATIONS.
BUILDER OR CONTRACTOR MUST
VERIFY ALL DIMENSIONS PRIOR
TO CONSTRUCTION AND VERIFY
COMPLIANCE WITH ALL LOCAL
BUILDING CODES AND ORDINAN-CES WHERE THE PROJECT IS TO
BE CONSTRUCTED. NO LICENSED
ARCHITECTURAL OR STRUCTURAL
ENGINEERING SERVICES ARE REP-RESENTED OR IMPLIED IN THESE
DRAWINGS AND SPECIFICATIONS.
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Commercial Buildings, Page 51 of the Historic District Guidelines New Buildings and Additions
New construction in the historic district shows business investment and may provide opportunities for expanded services. It is important that new
buildings and additions fit within the context of the built historic district (e.g., mass, scale, orientation setback, etc.) and complement existing building
architecture and features (e.g., storefronts, entrances, windows, walls, roof lines, etc.). In addition, someone should be able to distinguish between the old
and the new, and not be confused by a false historical appearance.
In planning for and designing new buildings and additions, consider the following information to ensure compatible new construction in the historic
district:
Placement – How will the new building or addition be placed on the property? New buildings should be oriented on the site to fit with the established
development patterns of surrounding buildings.
Additions to a historic building should be placed so that it does not destroy, damage, or cover over any character-defining feature of the historic building.
Mass and Scale – How does the new building or addition relate in size and composition to the existing historic building or others on the street? New
buildings should reflect the mass and scale of existing buildings in the surrounding area.
Additions to a historic building should be minimal, subordinate, and proportional to the main building and not be overwhelming.
Compatible Features – What are defining features of the existing historic building or those in the area? These help define compatible features for the new
addition or building. New buildings and additions should look like they were built today and not be a historic reproduction; similarity and compatibility in
design are key to success.
New buildings and additions should reflect the general architectural features of existing buildings in the historic district.
Site new buildings in line with setbacks of existing buildings;
Maintain similar building height, proportions, and roof forms;
Choose similar exterior materials;

sign Guidelines: Features and Design RecommendationsCommercial
Page 52 of the Historic District Design Guidelines
Encouraged Practices:
Integrate similar architectural features found in existing historic buildings, or consider a contemporary, compatible interpretation of those features;
Design main building form, primary entrance, window glazing patterns, wall and roof lines, etc. to reflect existing historic building patterns;
Incorporate pedestrian oriented and scaled features;
Maintain primary function of first floor use as commercial;
Choose colors that complement, and are compatible with adjacent historic buildings;
Choose signs, awnings and lighting that are compatible with existing historic buildings;
Locate additions at the rear of existing historic buildings when possible.
Discouraged Practices:
Replicating historic details in a new building or addition such that it is not distinguishable as new construction; Designing a new building or addition that is
overwhelming, out of scale, or inconsistent with existing historic building patterns; Locating parking in front of a building.
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Agenda Item

I.

To:

Historic District Commission

From:

Suzy Russell, Planner II

Subject:

HD-08-21 Certificate of Appropriateness: Major Works,
Exterior alterations to remove pent rooves; 219-223 NE
Broad Street; Applicant / Owner, Stephen Later of The
Beckett Company, LLC.

Date:

May 13, 2021

SUMMARY OF APPLICATION REQUEST:
Stephen Later of The Beckett Company, LLC, requests a Certificate of Appropriateness
Major Work for the purpose of removing the existing wooden shingled pent rooves at the front of
219-223 NE Broad Street. The subject parcels are identified as PIN # 858106384625 and
Parcel ID # 00037112 as well as PIN # 858106384636 Parcel ID # 00032376. Per the
Moore County tax records, the property owner(s) is listed as The Beckett Company, LLC.
The subject property is zoned CB (Central Business).

II.

PROJECT INFORMATION:
A. Physical Address:
219-223 NE Broad Street
Southern Pines, NC 28387
B. Applicant /Owner:
The Beckett Company, LLC
Stephen Later
120 N Ashe St.
Southern Pines, NC 28387
C. Zoning of Property:
The subject property is presently zoned CB (Central Business) and located within the
Historic District. See Figure 1 below.
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Figure 1: Vicinity & Zoning Map (Subject Properties are Outlined in Blue):
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III.

STAFF REVIEW:
A. Application Submittal Date:
• Application Submitted March 30, 2021
• Application deemed complete March 30, 2021
• Notice of Public Hearing:
o Posted On-site: April 18, 2021
o Mailed: April 21, 2021
o Internet: April 21, 2021
• Historic District Commission Hearing: May 13, 2021
B. Criteria for Review:
The criteria for a Certificate of Appropriateness are found in UDO §2.28.10. The
Commission shall take the criteria into consideration for purposes of deliberation
and adoption of findings of fact.
2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
Significance under consideration and the exterior form and appearance of any
proposed additions or modifications to that structure that are visible from a
public right-of-way. The Commission shall not consider interior arrangement
or use.
(B) The Commission shall consider the following factors when determining whether
the application is or is not congruous with the historic aspects of the Historic
District:
1. The height of the building in relation to the average height of the nearest
adjacent and opposite buildings.
2. The setback and placement on Lot of the building in relation to the average
setback and placement of the nearest adjacent and opposite buildings.
3. Exterior construction materials, including texture and pattern.
4. Architectural detailing, such as lintels, cornices, brick bond and foundation
materials.
5. Roof shapes, forms and materials.
6. Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
7. General form and proportions of buildings and structures.
8. Appurtenant fixtures and other features such as lighting.
9. Structural conditions and soundness.
10. Architectural scale.
11. Secretary of the Interior Guidelines.
(C) Prior to approving the application, the Commission shall make the following
findings:
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1. Work is compatible and appropriate in preserving, retaining, repairing, or
restoring the defining historic character of a property and the district.
Specifically, the work is considered compatible and appropriate in terms of
material, design, dimensions, mass, scale, orientation, color and other
applicable considerations;
2. Work does not damage or remove significant character defining features of
the building and will not adversely affect its contribution to the larger
historic district; and
3. Work is consistent with the adopted design guidelines for the historic
district.
C. Staff Comments
The Historic District Commission is considering a Certificate of Appropriateness –
Major Works for the purpose of removing the wood shingled pent rooves at 219-223 NE
Broad Street. This structure was built in 1924 and is listed as a contributing structure
in the 1991 National Register of Historic Places registration form for the Southern
Pines Historic District. It is described as follows: Commercial Block; row of five
brick shops apparently constructed at same time; recessed panels in parapets
above each of six bays; corbelled and dentilled brick cornices; 239 is two bays
wide, has aluminum and glass modern shopfronts, modern canvas awnings,
original tin ceilings; 229 has modern brick and wood shopfront; 223 has original
wood, glass and brick shopfront with transoms covered over; 219 has original
wood, glass and brick shopfront with transoms covered over; 229-219 have modern
shingled wood pent roof.
The Historic District Guidelines work procedures specify that a demolition is
reviewed as a Major Work. (Please see Historic District Guideline excerpt for
demolition in the attachment section of the report.)
As previously stated, the primary criteria for consideration of a Certificate of
Appropriateness are found in UDO §2.28.10. What follows is a recitation of each
criteria (italicized), followed by a comment on compliance using the
Recommended Practices in the Historic District Design Guidelines for interpretive
guidance.
Section 2.28 Certificate of Appropriateness – Major Work.
2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
Significance under consideration and the exterior form and appearance of
any proposed additions or modifications to that structure that are visible
from a public right-of-way. The Commission shall not consider interior
arrangement or use.
The applicant is proposing to remove the existing wooden shingled pent
rooves at the front of 219-223 NE Broad Street. When referring to the
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demolition of a portion of an existing structure, the Historic District
Guidelines recommends asking these questions:
o Do the pent rooves represent an important architectural style?
o Are the pent rooves of special historic or cultural significance>
o Do the pent rooves exhibit important character-defining features that
are unique or not found elsewhere in the district?
o Will the loss of the pert rooves adversely affect the historic district?
(Please see the HDG excerpt for Relocation and Demolition in the
attachments). Please see photos below.
(B) The Commission shall consider the following factors when determining
whether the application is or is not congruous with the historic aspects of
the Historic District:

HD-08-21

1)

The height of the building in relation to the average height of the
nearest adjacent and opposite buildings.
This is not applicable. The main height of the existing structure
remains unchanged.

2)

The setback and placement on Lot of the building in relation to the
average setback and placement of the nearest adjacent and
opposite buildings.
This is not applicable. The setback and placement remain
unchanged.

3)

Exterior construction materials, including texture and pattern.
This is not applicable. The applicant requests to remove the pent
rooves.

4)

Architectural detailing, such as lintels, cornices, brick bond and
foundation materials.
This is at the discretion of the Historic District Commission. The
removal of the pent rooves will reveal the existing brick. The
applicant has not stated how they will address what is beneath the
pent rooves currently.

5)

Roof shapes, forms and materials.
This is at the discretion of the Historic District Commission. The
applicant requests to remove the pent rooves.

6)

Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
This is not applicable as fenestration remains unchanged.

7)

General form and proportions of buildings and structures.
This is at the discretion of the Historic District Commission.
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(C)

8)

Appurtenant fixtures and other features such as lighting.
This is at the discretion of the Historic District Commission. The
applicant requests to remove the pent rooves.

9)

Structural conditions and soundness.
The applicant has stated the pent rooves are not sound.

10)

Architectural scale.
This is at the discretion of the Historic District Commission. The
applicant requests to remove the pent rooves.

11)

Secretary of the Interior Guidelines.
This is at the discretion of the Historic District Commission.

Prior to approving the application, the Commission shall make the
following findings:
1) Work is compatible and appropriate in preserving, retaining, repairing,
or restoring the defining historic character of a property
and the
district. Specifically, the work is considered compatible and appropriate
in terms of material, design, dimensions, mass, scale, orientation,
color and other applicable considerations;
2) Work does not damage or remove significant character defining
features of the building and will not adversely affect its contribution to
the larger historic district; and
3) Work is consistent with the adopted design guidelines for the historic
district.

HD-08-21

2021 May HDC

6 of 18

Photos of Existing Pent Rooves:
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IV.

ATTACHMENTS:
1.
2.
3.
4.

V.

COA Major Works Application
Applicant’s Narrative
Applicant’s Deed
Historic District Guidelines for Additions

HISTORIC DISTRICT COMMISSION ACTION:
To either approve or deny a Certificate of Appropriateness – Major Work application, the
Historic District Commission must make findings of fact and conclusions to the applicable
standards. The Historic District Commission shall first vote on whether the application is
complete. The Historic District Commission shall then vote on whether the application
complies with the Criteria for a Certificate of Appropriateness, including the Principles and
Guidelines of the Historic District. Staff has prepared Draft Findings of Fact for the
Commission which can be found below. The Commission may discuss, amend and/or
adopt these Findings of Fact.
Finding of Fact #1
1. I move that as a finding of fact the application is complete and that the facts submitted
are relevant to the case because the request for Certificate of Appropriateness Major
Work has met the specified submittal requirements as required in the Town of Southern
Pines Unified Development Ordinance.
Finding of Fact #2
2. I move that as a finding of fact the application complies with Section 2.28.10 Criteria
for a Certificate of Appropriateness – Major Work, Criteria C 1-3 in that:
1. Work is compatible and appropriate in preserving, retaining, repairing, or
restoring the defining historic character of a property and the district. Specifically,
the work is considered compatible and appropriate in terms of material, design,
dimensions, mass, scale, orientation, color and other applicable considerations;
The work is compatible because the removal of the modern pent rooves would
reveal the original brick which has historic significance and contributes to the
overall historic district.
2. Work does not damage or remove significant character defining features of the
building and will not adversely affect its contribution to the larger historic district;
and
The work does not remove significant defining features of the building because the
pent rooves were a modern addition and are not consistent with the overall special
character of the historic district. The removal will expose the brick wall which is
consistent with existing historic building patterns.
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3. Work is consistent with the adopted design guidelines for the historic district.
The effect of removing the pent rooves on the historic building restores the existing
original brick façade which contributes to the significance of the building as it
exists in the overall district.
Therefore, I move to:
Approve HD-08-21
-orApprove HD-07-21 with the following conditions of approval…
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U.S. Department of the Interior:
The Secretary of the Interior's Standards for Rehabilitation
The Standards (Department of Interior regulations, 36 CFR 67) pertain to historic buildings of all
materials, construction types, sizes, and occupancy and encompass the exterior and the interior,
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 its historic purpose or be placed in a new use that requires minimal
change to the defining characteristics of the building and its site and environment.
2. The historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be avoided.
3. Each property shall be recognized as a physical record of its time, place, and use. Changes that
create a false sense of historical development, such as adding conjectural features or
architectural elements from other buildings, shall not be undertaken.
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 replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature shall match the old
in design, color, texture, and other visual qualities and, where possible, materials. Replacement
of missing features shall be substantiated by documentary, physical, or pictorial evidence.
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 archeological resources affected by a project shall be protected and preserved. If
such resources must be disturbed, mitigation measures shall be undertaken.
9. New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new work shall be differentiated from the old and
shall be compatible with the massing, size, scale, and architectural features to protect the
historic integrity of the property and its environment.
10. New additions and adjacent or related new construction shall be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.
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Page 95-96 of the Historic District Guidelines: Relocation and Demolition
Generally

Relocation or demolition of a building or structure are considered “major works” in the historic district and require a Certificate of Appropriateness from the
Historic District Commission. The Commission reviews these requests because of the architectural and/or historic significance of some buildings and their
contribution to the overall historic district. While review is required, the Commission cannot deny issuing a certificate for relocation or demolition of a historic
building. To assist in helping to preserve an important historic building or the overall integrity of the historic district, the Commission can delay granting the
relocation or demolition for up to one year while it works with a property owner to determine alternative or potential means to preserve the building.
Guidelines for Relocation and Demolition

In evaluating an application for the relocation or demolition of a historic building or structure, the Historic District Commission considers the following
information:
Historic significance of the individual building or the accessory structure;
Contribution of the individual building to the overall historic district;
Effect of relocation or demolition of the building on the historic district;
Structural condition of the historic building.
Applicant and Commission Questions for Relocation and Demolition
Does the building represent an important architectural style?
Is the building of special historic or cultural significance?
Does the building exhibit important character-defining features that are unique or not found elsewhere in the district?
Will loss or moving of the building adversely affect the historic district or the streetscape?
Is there a new development or use that will benefit the overall district while meeting the adopted design standards for development in the historic district?
Have all efforts been exhausted to consider alternatives to relocation or demolition?
Relocation and Demolition – Recommended Practices

Make every effort to preserve a building rather than relocate or demolish it;
Evaluate multiple rehabilitation and use alternatives;
Seek assistance from the Historic District Commission or other preservation interests to determine opportunities for alternative uses, funding, etc.;
Consider sale of the property to other interested investors;
Document the building in photographs and plans for archival purposes;
Salvage important architectural features or historic materials;
Stabilize and restore the site of the building so that it does not detract from the historic district;
Use a licensed building professional when moving a historic building;
Identify a relocation site that is similar in physical characteristics and context to the original site and retain the original orientation of the building in the new
location. Relocation and Demolition – Discouraged Practices
Demolishing a historic building without considering options for preservation or sale;
Moving a stable historic building to another location;
Demolishing or moving a historic building without documenting the property.
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Agenda Item

I.

To:

Historic District Commission

From:

Suzy Russell, Planner II

Subject:

HD-09-21 Certificate of Appropriateness: Major Works,
Exterior Alterations to replace two (2) existing front
windows, repair the existing Luxfor windows that are
located over the two (2) front windows and paint the
currently painted front façade of the building; 143 NE
Broad Street; Applicant / Owner, Tom Gisler of
Advantage Equities 10892, LLC.

Date:

May 13, 2021

SUMMARY OF APPLICATION REQUEST:
Tom Gisler of Advantage Equities 10892, LLC, requests a Certificate of Appropriateness
Major Work for the purpose of replacing the existing front windows, repair and rebuild the
existing Luxfor windows and paint the painted front façade of the building with approved historic
district colors. The Subject property is located at 143 NE Broad Street. The subject parcel is
identified as PIN # 858106381441 and Parcel ID # 00034561. Per the Moore County tax
records, the property owner(s) is listed as Advantage Equities 10892, LLC. The subject
property is zoned CB (Central Business).

II.

PROJECT INFORMATION:
A. Physical Address:
143 NE Broad Street
Southern Pines, NC 28387
B. Applicant /Owner:
Advantage Equities 10892, LLC
Tom Gisler
370 James H Road
Cameron, NC 28326
C. Zoning of Property:
The subject property is presently zoned CB (Central Business) and located within the
Historic District. See Figure 1 below.
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Figure 1: Vicinity Map (Subject Property are Outlined in Blue):
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III.

STAFF REVIEW:
A. Application Submittal Date:
• Application Submitted March 31, 2021
• Application deemed complete April 13, 2021
• Notice of Public Hearing:
o Posted On-site: April 22, 2021
o Mailed: April 19, 2021
o Internet: April 19, 2021
• Historic District Commission Hearing: May 13, 2021
B. Criteria for Review:
The criteria for a Certificate of Appropriateness are found in UDO §2.28.10. The
Commission shall take the criteria into consideration for purposes of deliberation
and adoption of findings of fact.
2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
Significance under consideration and the exterior form and appearance of any
proposed additions or modifications to that structure that are visible from a
public right-of-way. The Commission shall not consider interior arrangement
or use.
(B) The Commission shall consider the following factors when determining whether
the application is or is not congruous with the historic aspects of the Historic
District:
1. The height of the building in relation to the average height of the nearest
adjacent and opposite buildings.
2. The setback and placement on Lot of the building in relation to the average
setback and placement of the nearest adjacent and opposite buildings.
3. Exterior construction materials, including texture and pattern.
4. Architectural detailing, such as lintels, cornices, brick bond and foundation
materials.
5. Roof shapes, forms and materials.
6. Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
7. General form and proportions of buildings and structures.
8. Appurtenant fixtures and other features such as lighting.
9. Structural conditions and soundness.
10. Architectural scale.
11. Secretary of the Interior Guidelines.
(C) Prior to approving the application, the Commission shall make the following
findings:
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1. Work is compatible and appropriate in preserving, retaining, repairing, or
restoring the defining historic character of a property and the district.
Specifically, the work is considered compatible and appropriate in terms of
material, design, dimensions, mass, scale, orientation, color and other
applicable considerations;
2. Work does not damage or remove significant character defining features of
the building and will not adversely affect its contribution to the larger
historic district; and
3. Work is consistent with the adopted design guidelines for the historic
district.
C. Staff Comments
The Historic District Commission is considering a Certificate of Appropriateness –
Major Works for the purpose of replacing the existing front windows, repair and
rebuild the existing Luxfor windows and paint the painted front façade of the
building located at 143 NE Broad Street with Historic District approved paint
colors. This structure was built in 1913-14 and expanded in 1924. The subject
property is listed as a contributing structure in the 1991 National Register of
Historic Places registration form for the Southern Pines Historic District. The
description from the National Register of Historic Places is as follows: Princess
Theatre-Carolina Theatre; narrow, rectangular theatre building of rock-faced
concrete block with rusticated concrete lintels; front gable roof of metal Spanish
tile with round ridge vents; rear addition and fly gallery of brick; gabled façade of
painted brick and stucco has two-story central bay with arch containing wrought
iron balcony, round-arched window alcove; first floor modern display windows of
aluminum and glass on either side of doorway with sidelights and transom;
stuccoed panels either side of second floor with projecting wrought iron light
brackets; stuccoed gable; modern canvas marquees; windows with transoms on
side elevations boarded over; built 1913-14 by T.S. Burgess for Southern Pines
Improvement Company and operated by Charles Picquet; in 1924 the building was
expanded and given a new façade for Oscar Auf der Heide of New York and Richard
Tufts operated the theatre in tandem with the Carolina Theatre in Pinehurst.
The Historic District Guidelines work procedures specify that a painting approved
colors in new placement and installing new windows are reviewed as a Major
Work. (Please see Historic District Guideline excerpt for storefronts and entrances,
painting and cleaning and walls and windows in the attachment section of the
report.)
As previously stated, the primary criteria for consideration of a Certificate of
Appropriateness are found in UDO §2.28.10. What follows is a recitation of each
criteria (italicized), followed by a comment on compliance using the
Recommended Practices in the Historic District Design Guidelines for interpretive
guidance.
Section 2.28 Certificate of Appropriateness – Major Work.
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2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
Significance under consideration and the exterior form and appearance of
any proposed additions or modifications to that structure that are visible
from a public right-of-way. The Commission shall not consider interior
arrangement or use.
The applicant is proposing to replace the existing front windows,
repair and rebuild the existing Luxfor windows and paint the
existing painted front façade with approved HD colors. The front
façade is visible from NW Broad Street, the public right-of-way.
(B) The Commission shall consider the following factors when determining
whether the application is or is not congruous with the historic aspects of
the Historic District:

HD-09-21

1)

The height of the building in relation to the average height of the
nearest adjacent and opposite buildings.
This is not applicable. The height of the existing structure
remains unchanged.

2)

The setback and placement on Lot of the building in relation to the
average setback and placement of the nearest adjacent and
opposite buildings.
This is not applicable. The setback and placement remain
unchanged.

3)

Exterior construction materials, including texture and pattern.
This is at the discretion of the Historic District Commission. The
applicant is proposing to paint the existing painted front façade and
install new front windows into the exact placement of the existing
front windows. The existing Luxfor windows are being rebuilt.

4)

Architectural detailing, such as lintels, cornices, brick bond and
foundation materials.
This is at the discretion of the Historic District Commission. The
applicant is proposing to paint the existing painted front façade and
install new front windows into the exact placement of the existing
front windows. The existing Luxfor windows are being rebuilt.

5)

Roof shapes, forms and materials.
This is not applicable. The roof is remains unchanged.

6)

Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
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This is at the discretion of the Historic District Commission. The
two (2) front windows are being replaced and the existing Luxfor
windows are being rebuilt.

(C)

7)

General form and proportions of buildings and structures.
This is not applicable. The building is not changing in form or
proportion.

8)

Appurtenant fixtures and other features such as lighting.
This is not applicable. No changes are occurring to appurtenant
fixtures.

9)

Structural conditions and soundness.
This is at the discretion of the Historic District Commission. The
window frames have been rebuilt.

10)

Architectural scale.
This is at the discretion of the Historic District Commission.

11)

Secretary of the Interior Guidelines.
This is at the discretion of the Historic District Commission.

Prior to approving the application, the Commission shall make the
following findings:
1) Work is compatible and appropriate in preserving, retaining, repairing,
or restoring the defining historic character of a property
and the
district. Specifically, the work is considered compatible and appropriate
in terms of material, design, dimensions, mass, scale, orientation,
color and other applicable considerations;
2) Work does not damage or remove significant character defining
features of the building and will not adversely affect its contribution to
the larger historic district; and
3) Work is consistent with the adopted design guidelines for the historic
district.
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Photo of Existing Front Elevation:

Staff Rendering to Show Window Appearance:
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IV.

ATTACHMENTS:
1.
2.
3.
4.
5.
6.
7.
8.
9.

V.

COA Major Works Application
Applicant’s Narrative
Applicant’s Photo of Existing Front Elevation
Applicant’s Color Rendering to show HD Approved Colors
Applicant’s Photo of Luxfor Window Rebuild
Applicant’s Proposed Window Cut Sheet
Applicant’s Proposed Work Schematic
Proposed HD Paint Colors
Historic District Guidelines

HISTORIC DISTRICT COMMISSION ACTION:
To either approve or deny a Certificate of Appropriateness – Major Work application, the
Historic District Commission must make findings of fact and conclusions to the applicable
standards. The Historic District Commission shall first vote on whether the application is
complete. The Historic District Commission shall then vote on whether the application
complies with the Criteria for a Certificate of Appropriateness, including the Principles and
Guidelines of the Historic District. Staff has prepared Draft Findings of Fact for the
Commission which can be found below. The Commission may discuss, amend and/or
adopt these Findings of Fact.
Finding of Fact #1
1. I move that as a finding of fact the application is complete and that the facts submitted
are relevant to the case because the request for Certificate of Appropriateness Major
Work has met the specified submittal requirements as required in the Town of Southern
Pines Unified Development Ordinance.
Finding of Fact #2
2. I move that as a finding of fact the application complies with Section 2.28.10 Criteria
for a Certificate of Appropriateness – Major Work, Criteria C 1-3 in that:
1. Work is compatible and appropriate in preserving, retaining, repairing, or
restoring the defining historic character of a property and the district. Specifically,
the work is considered compatible and appropriate in terms of material, design,
dimensions, mass, scale, orientation, color and other applicable considerations;
The work is compatible because the repaired existing Luxfor windows have historic
significance and contribute to the overall historic district and the existing windows
below them are being replaced with new windows in the same placement and are
in keeping with the special character of the district.
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2. Work does not damage or remove significant character defining features of the
building and will not adversely affect its contribution to the larger historic district;
and
The work does not remove significant defining features of the building and is
consistent with existing historic building patterns because the existing Luxfor
windows are being repaired which maintains the significant defining character of
the front façade.
3. Work is consistent with the adopted design guidelines for the historic district.
The Historic District Guidelines allow for painting previously painted surfaces.
The new paint scheme is in keeping with the design guidelines because painting the
currently painted front façade of the building is a recommended practice. The
design guidelines encourage retaining character defining features of a storefront
and the repair and maintaining of the Luxfor windows retains the special
character which contributes to the significance of the building as it exists in the
overall district.
Therefore, I move to:
Approve HD-09-21
-orApprove HD-09-21 with the following conditions of approval…
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U.S. Department of the Interior:
The Secretary of the Interior's Standards for Rehabilitation
The Standards (Department of Interior regulations, 36 CFR 67) pertain to historic buildings of all
materials, construction types, sizes, and occupancy and encompass the exterior and the interior,
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 its historic purpose or be placed in a new use that requires minimal
change to the defining characteristics of the building and its site and environment.
2. The historic character of a property shall be retained and preserved. The removal of historic
materials or alteration of features and spaces that characterize a property shall be avoided.
3. Each property shall be recognized as a physical record of its time, place, and use. Changes that
create a false sense of historical development, such as adding conjectural features or
architectural elements from other buildings, shall not be undertaken.
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 replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature shall match the old
in design, color, texture, and other visual qualities and, where possible, materials. Replacement
of missing features shall be substantiated by documentary, physical, or pictorial evidence.
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 archeological resources affected by a project shall be protected and preserved. If
such resources must be disturbed, mitigation measures shall be undertaken.
9. New additions, exterior alterations, or related new construction shall not destroy historic
materials that characterize the property. The new work shall be differentiated from the old and
shall be compatible with the massing, size, scale, and architectural features to protect the
historic integrity of the property and its environment.
10. New additions and adjacent or related new construction shall be undertaken in such a manner
that if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.
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Commercial Buildings
Storefronts and Entrances (Pages 43-44)
Typically, the front façade of a commercial building is the most functional and decorative elevation of a historic building. The first floor contains the main
business storefront and the primary entrance for customers. The upper floors of buildings may employ additional decoration and patterns in the windows,
walls, or roof. A secondary entrance may provide access to upper floor spaces.
In downtown Southern Pines, most of the buildings are one and two-story masonry structures constructed at the turn of the century.
The defining features of a storefront and primary entrance may include:
Large display windows adjacent to or on either side of a recessed entrance;
Entrance with decorative trim, surrounds or transom windows; doors may have architectural features such as carvings, unique window glazing patterns, or
decorative hardware; recessed entries may have tiled entries;
Awnings over the entrance or storefront windows to shield customers or goods from the sun and weather;
Signs and lighting oriented and sized to attract pedestrian interest and safe access; and
Surrounding walls containing features such as a cornice and wall or roof detailing;
Encouraged Practices:
Retain character-defining features of a storefront and entrances;
Maintain original storefront openings and entrances;
Retain entrance decorative trim, hardware and glazing features;
Keep large display windows and transom windows. Storefront windows should be sized appropriately and in scale with a traditional historic storefront, and
configured in the style and period of the building;
Use wood doors with appropriately-scaled glazing;
Install awnings to fit window or door openings and not cover any decorative details; Use simple, rectangular non-illuminated awnings of a color and material
that is compatible with the building and functional for the intended use;
Mount appropriately;
Retain any surrounding decorative wall features, including cornices, pilasters, corbelled or patterned brick, etc.;
Install utility connections underground or provide service from the side or rear;
Use creative approaches to provide handicap access that does not distract from or destroy historic features (i.e., simple handrails, universal hardware,
alternative access points, etc.); and
Retain historic secondary entrances. These explain the use and evolution of a building. Locate secondary entrances to the side or rear and keep them simple and
subordinate in design.
Discouraged Practices:
Painting masonry surfaces that have never been painted;
Using materials or designs that are inappropriately scaled or incompatible in size, scale, material, and color;
Using inappropriately scaled or illuminated signs or logos that detract from the storefront or cover over contributing features;
Attaching accessory structures that damage, obscure, or remove a decorative feature;
Using awnings that are an inappropriate contemporary material or backlit;
Creating an inappropriate or false historical appearance in new construction.
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Parts of a Building
Coping
Building Cornice
Upper Floor Windows
Masonry Wall
Storefront Cornice
Pier
Awning (Transom Windows Beneath)
Painted Wood Storefront Window System
Storefront Window

Upper Floor Entry
Bulkhead
Recessed Entry

Painting and Cleaning (Pages 47-48)
The exterior appearance of a building increases its business appeal to customers and helps unify the street character of the district. In addition to choosing paint
colors that work well together, where paint is applied can make a huge difference in how the building looks. For Southern Pines, the Historic District
Commission has adopted an approved color palette based on historic colors.
In addition, the treatment of exterior building materials and components is very important in maintaining the visual and structural integrity. For wooden
surfaces, proper primer and paint is essential! For masonry surfaces after 1910, it is critical that the material not be sealed or painted, as masonry needs to
expand and contract to release moisture; sealed masonry can trap moisture inside the porous material. For softer masonry made prior to 1910, sealing may be
required to prevent deterioration. Cleaning of both wood and masonry surfaces should be done only using gentle, approved methods that will not damage the
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materials. Never use harsh chemicals for cleaning or use sandblasting to clean a building! These practices damage the materials and cause increased
deterioration over time.
Encouraged Practices:
Choose one main color and up to two accent colors from the approved historic color palette; Look at your building to determine areas for primary and
secondary colors.
Usually, the main wall serves as the primary color; the storefront, and window and door trim provide areas for secondary, accent colors.
Paint wood trim and features using approved colors that are coordinated and compliment the color of the primary wall;
Keep the paint scheme simple; use caution in applying contrasting colors to trim, as too many colors will appear busy;
Maintain color connectivity of the building wall to the ground; ensure that wall colors above the storefront continue and extend to the ground to anchor the
building;
Paint only wood or previously painted masonry surfaces;
Remove deteriorated paint from wood surfaces by scraping or sanding by hand;
Clean masonry surfaces only when heavily soiled using the gentlest method possible, such as low pressure water and detergents, using natural bristle brushes.
Discouraged Practices:
Painting or sealing most unpainted masonry surfaces; masonry should only be painted when they are severely deteriorated or mismatched and it is the only
option - use a breathable paint or sealant;
Using unapproved paint colors, too many colors, or colors that do not complement one another, the building, or the streetscape;
Sandblasting or other abrasive measures on masonry or wood surfaces.
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Walls and Windows (Pages 44-46)
The walls and windows of a building provide structural support, insulation from outside elements, and natural ventilation for interior spaces and uses. The
integrity of this building envelope is important not only for structural purposes, but also for energy efficiency. In addition, certain wall elements and use the
gentlest means possible when cleaning a building, employing low-pressure water, gentle detergents, and natural bristle brushes.
Discouraged Practices:
Removing cornices or other decorative details;
Covering wood elements with vinyl or aluminum;
Painting previously unpainted masonry;
Applying stucco over brick;
Cleaning masonry walls using harsh chemicals or sandblasting.
Replacing windows with contemporary modern windows that are inappropriate in terms of material, size, scale, detailing, etc.
Infilling windows, either ground or upper-story;
Installing tinted or reflective glass in windows;
Installing window air conditioning units on front facades;
Installing awnings on upper story windows (use interior blinds instead).
Encouraged Practices:
Maintain original window openings and configurations;
Repair existing windows; wood framing, trim, sashes, mullions, and muntins are significant architectural parts of a window that add dimension;
Retain upper story windows;
Maintain original window glass if possible, as it has architectural qualities that contribute to both indoor and outdoor views;
Use clear low-e glass to reduce excessive sunlight or heat gain;
Use interior storm windows if energy efficiency is an issue.
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