AGENDA
Historic District Commission Regular Meeting
180 SW Broad Street, Southern Pines, North Carolina
September 9, 2021 at 4:00 PM

I.

Call to Order

II.

Approval of Minutes: August 12, 2021

III.

Oath of Office: Michaela Harr

IV.

Public Hearing:
HD-18-21 Certificate of Appropriateness – Major Work; exterior work on front of façade; 177
NE Broad Street; Emmanuel Episcopal Church by JoAnne Davis

V.

Unfinished Business

VI.

New Business

VII.

Adjournment

MINUTES
Town of Southern Pines Historic District Commission
Regular Meeting
August 12, 2021 at 4:00 PM
The Town of Southern Pines Historic District Commission held its regular meeting on Thursday,
August 12, 2021, at 4:00 PM. in the Boyd Room of the Planning Department office, 180 SW Broad
Street, Southern Pines, North Carolina.
Members present: Chairperson Leslie Brians, Chairperson, Mart Gibson, Molly Goodman and
Dorothy Shankle.
Members absent: Vice Chairperson Elizabeth Oettinger, Robert Anderson and Michaela Harr.
Staff members present: Suzy Russell and Cindy Williams.
Chair Brians called the meeting to order at 4:00 PM.
Dorothy Shankle made a motion, which was seconded by Molly Goodman, to approve the Minutes
of the May 13, 2021 meeting. The motion carried unanimously.
PUBLIC HEARING:
HD-16-21: Certificate of Appropriateness: Major Work for exterior alterations; 219-223
NE Broad Street; Applicant and Owner: Stephen Later of The Beckett Company, LLC
Stephen Later of The Beckett Company, LLC, has submitted a request for a Certificate of
Appropriateness Major Work for the purpose of removing the existing wood surrounding the existing
transom windows, including a small stained-glass windows. The wood and windows will be replaced
with on-site custom built trim and windows. The trim will be painted to match the existing trim. The
subject properties are located at 219-223 NE Broad Street. The subject properties are identified as
PIN 858106384625 (PARID 00037112) and PIN 858106384636 (PARID 00032376). Per the
Moore County tax records, the property owner is listed as The Beckett Company, LLC. The
subject property is zoned CB (Central Business).
Chair Brians confirmed that there were no conflicts of interest among the members of the
Commission.
Molly Goodman made a motion, which was seconded by Dorothy Shankle, to open the public
hearing. The motion carried unanimously.
STAFF PRESENTATION – Suzy Russell:
Ms. Russell entered the application into the record and provided an overview of the requested
alterations and stated that no deviations from the design standards had been requested.
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APPLICANT PRESENTATION – Stephen Later:
Mr. Later stated that they were able to determine that the infill dates from the early 1970’s or early
1980’s and are seeking to create a more historically appropriate appearance.
Discussion regarding the improvements ensued.
Mart Gibson made a motion, which was seconded by Molly Goodman, to close the public hearing.
The motion carried unanimously.
HISTORIC DISTRICT COMMISSION ACTION:
Molly Goodman made a motion, which was seconded by Mart Gibson, that as a finding of fact
the application was complete and that the facts submitted were relevant to the case because the
request for a Certificate for Appropriateness - Major Work met the specified submittal
requirements as required in the Town of Southern Pines Unified Development Ordinance. The
motion carried unanimously.
Molly Goodman made a motion, which was seconded by Mart Gibson, that as a finding of fact
the application complied with Section 2.28.10 Criteria for a Certificate of Appropriateness – Major
Work, Criteria C 1-3 in that:
1.

The work is considered compatible because the removal of the deteriorating wood and
windows will allow the new windows to be in keeping with the original historic placement
which contributes to the overall historic district.

2.

The 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 because
the removal of the modern stained glass windows will allow the storefronts to be
consistent with the overall window patters of the surrounding properties while not
disrupting existing significant character defining features of the building.

3.

Work is consistent with the adopted design guidelines for the historic district because
installing large display windows and transom windows on the storefront is an encouraged
practice within the historic district guidelines.

Molly Goodman made a motion, which was seconded by Dorothy Shankle, to approve HD-16-21
as amended by the applicant. The motion carried unanimously.
UNFINISHED BUSINESS:
No unfinished business was discussed.
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NEW BUSINESS:
Ms. Russell stated that Michaela Harr was appointed to serve on the Commission on July 13, 2021
and that there will be one item on the agenda for the September 9, 2021 meeting.
Dorothy Shankle made a motion, which was seconded by Molly Goodman, to adjourn the meeting.
The motion carried unanimously.
The meeting adjourned at 4:50 PM.
Respectfully submitted:
Cindy Williams
Secretary to the Historic District Commission
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Agenda Item

I.

To:

Historic District Commission

From:

Suzy Russell, Planner II

Subject:

HD-18-21 Certificate of Appropriateness: Major Works,
Exterior work on front façade; 177 NE Broad Street;
JoAnne Davis for Emmanuel Episcopal Church

Date:

September 9, 2020

SUMMARY OF APPLICATION REQUEST:
JoAnne Davis, for Emmanuel Episcopal Church, has submitted an application requesting
a Certificate of Appropriateness: Major Work for the proposed work to be completed on the
front façade: repointing existing brickwork, repainting existing painted white brick, requesting to
paint unpainted brick, replacing brick molding and wood trim around the window, awning and door
where needed, repaint the existing white trim white, repaint the existing blue awning the same color
blue, repaint the existing red door the same color red and painting the existing sign the same colors
as it is. The subject parcel is identified as PIN # 858106382552 and Parcel ID # 00033213.
Per the Moore County Register of Deeds, the property owner(s) is listed as Emmanuel
Episcopal Church. The subject property is zoned CB (Central Business).

II.

PROJECT INFORMATION:
A. Physical Address:
177 NE Broad Street
Southern Pines, NC 28387
B. Owners/Applicant:
Emmanuel Episcopal Church
JoAnne Davis
340 S Ridge Street
Southern Pines, NC 28387
C. Zoning of Property
The subject property is presently zoned CB (Central Business) and located within the
Historic District.
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Figure 1: Vicinity & Zoning Map (Subject Property is Outlined in Black)
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III.

STAFF REVIEW:
A. Application Submittal Date:
• Application submitted July 27, 2021
• Application deemed complete August 06, 2021
• Notice of Public Hearing:
o Posted On-site: August 31, 2021
o Mailed: August 16, 2021
o Internet: August 16, 2021
• Historic District Commission Hearing: September 09, 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 Work for the subject property at 177 NE Broad Street. This structure was
built in 1916 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 Building; narrow commercial building with
façade of two colors of red brick; corbelled cornice with pendants; modern wood
and glass shopfront, aluminum awning that continues across 173 and 169; built by
T.S. Burgess.
The work procedures for certificates of appropriateness designates masonry
repointing and rebuilding as a major work, repainting the same color and placement
is considered an ordinary maintenance, painting a previously unpainted surface is
considered a major work, repairing the existing sign to match existing is ordinary
maintenance and to maintain the existing awning is considered ordinary
maintenance. Therefore, the requested major works before the Commission to
consider are:
• The request to repoint existing brickwork
• The request to paint unpainted brick
• The request to rebuild brick molding and trim around the window, awning
and door where needed
Major work is exterior work that involves a significant alteration, addition,
reconstruction or demolition of an existing building or structure, or the erection of
new buildings or structures as well as alterations and new construction of landscape
and natural features.
The applicant may proceed with the following procedures, which are considered
ordinary maintenance:
• Replacing the deteriorated wooden trim on the front façade where needed
with new “in-kind” trim and repainting it to match the existing white painted
trim. The Town of Southern pines Benjamin Moore approved color is:
Brilliant White E-01.
• The request to repaint the existing blue awning the same color as it is now.
The blue color is not an approved Town of Southern Pines Benjamin Moore
color.
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The applicant is proposing to repaint the existing red door the same color that it is
now. The Town of Southern Pines Benjamin Moore approved color is:
Heritage Red E-25
• The applicant is proposing to repaint the existing white painted front façade the same
color that it is now. The Town of Southern pines Benjamin Moore approved color
is:
Brilliant White E-01
• The applicant is proposing to repaint the existing sign as it is currently painted. The
Town of Southern Pines Benjamin Moore approved colors are:
Heritage Red E-25
Brilliant White E-01
Black I-01
The blue color is not a Town of Southern Pines Benjamin Moore approved color.
Ordinary maintenance is exterior work that is undertaken on a frequent and routine
basis to maintain the functional and structural integrity of an existing building,
structure, architectural or appurtenant feature(s). Ordinary maintenance is defined
further as being repair work that maintains and does not change the architectural
material, the design, the style, the size and scale, the arrangement, the detailing or
the texture of the feature.
•

HD-18-21
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Photo From 1922:
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Current Photographs:

HD-18-21

2021 September HDC

7 of 29

HD-18-21

2021 September HDC

8 of 29

HD-18-21

2021 September HDC

9 of 29

HD-18-21

2021 September HDC

10 of 29

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 Historic District Commission is considering a Certificate of Appropriateness –
Major Works for the following proposed work to be completed on the front façade:
repointing existing brickwork, requesting to paint unpainted brick, replacing brick molding
and trim around the window, awning and door where needed, repaint the existing blue
awning the same color blue, and repainting the existing sign the same colors as it is.
(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.
This is not applicable. No changes are occurring to the height of the building.
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. No changes are occurring to the placement of the
building.
3) Exterior construction materials, including texture and pattern.
The Commission will take into consideration paint color and placement as well
as construction materials for the repointing and replacement of bricks.
4) Architectural detailing, such as lintels, cornices, brick bond and foundation
materials.
The front façade has unpainted architectural detailing that the applicant is
requesting to paint.
5) Roof shapes, forms and materials.
This is not applicable. No changes are occurring to the roof.
6) Proportion, shape, positioning and location, pattern and size of any elements
of fenestration.
No changes are occurring to the fenestration.
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7) General form and proportions of buildings and structures.
This is at the discretion of the Historic District Commission to determine the
form and proportion of the bricks to be replaced.
8) Appurtenant fixtures and other features such as lighting.
No changes are occurring to the lighting.
9) Structural conditions and soundness
This is at the discretion of the Historic District Commission.
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.
(C) 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.
IV.

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

HD-18-21

COA Major Works Application and Narrative
Letter from the Rector appointing JoAnne Davis as Agent
Applicant’s Deed
Applicant’s Photos of Existing Site with Narrative
Applicable Historic District Guidelines
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V.

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. The Commission may discuss, amend and/or adopt these Findings of Fact as
presented. The Historic District Commission may choose one of the following motions or
any alternative they wish.
(Staff has prepared Draft Motions and Findings of Fact for the Commission on the following
page.)
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, in that...
-Or2) I move that as a finding of fact the application is incomplete and/or that the facts submitted
are not relevant to the case, in that…
Finding of Fact #2
1) 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…
-Or2) I move that as a finding of fact the application does not comply with Section 2.28.10
Criteria for a Certificate of Appropriateness – Major Work, Criteria (C) 1-3, in that…
Therefore, I move to:
1) Approve HD-18-21
2) Deny HD-18-21
3) Approve HD-18-21 with the following additional conditions…

HD-18-21
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1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37

Finding of Fact #1:
The Historic District Commission finds that the application is complete and that the facts
submitted are relevant to the case because the request for Certificate for Appropriateness
Major Work has met the specified submittal requirements as required in the Town of
Southern Pines Unified Development Ordinance and the evidence submitted was sworn
testimony by qualified experts or provided through substantiated documentation.
Finding of Fact #2:
The Historic District Commission finds the application complies with Section 2.28.10
Criteria for a Certificate of Appropriateness – Major Work, Criteria C 1-3 in that
• The repointing of the brickwork and replacement of deteriorated bricks will
maximize the life of the masonry and will help maintain the integrity of the wall
system. The paint colors and placement on the existing painted surface increase
its business appeal and helps unify the street character of the district and is
important in maintaining visual and structural integrity. Repainting the blue
awning and blue trim on the existing sign is appropriate in the historic district
because the deteriorated components are being repainted with the same “in-kind”
color as existing and this is consistent with the standards established in the adopted
historic district guidelines (Pages 43-44 HDG). It is not appropriate nor
compatible with the historic district nor the historic district guidelines, to paint the
unpainted brickwork because paint interferes with the natural process of expansion
and contraction in order for bricks to release moisture. Painting masonry traps
moisture and eventually causes damage to the masonry (Page 40 HDG).
• The paint color and placement on the existing painted surface is in keeping with
the current pattern and placement as well as the district standards with one main
color and no more than two accent colors being used on the front façade. The
repointing and replacement of the bricks protect the masonry from the elements
and maintain the integrity of the building. Painting the unpainted brick would
adversely affect the contribution this structure makes to the historic district
because it would cover defining features and painting unpainted masonry is a
discouraged practice in the historic district guidelines.
• The major work to repoint the existing front façade, replacement of brick molding
and trim where necessary and repainting the blue awning and blue trim on the
existing sign is consistent with the historic district guidelines as laid out in the staff
report. The painting of unpainted brick is not consistent with the recommended
practices found within the historic district guidelines because it is a discouraged
practice.
Therefore, I move to approve HD-18-21 with the following additional condition:
•

HD-18-21

The unpainted brick shall remain unpainted because it is a discouraged practice for
historic structures as stated in the Historic District Guidelines.
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Applicable Historic District Guidelines:
Page 39:
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