AGENDA
Historic District Commission Regular Meeting
October 8, 2020 at 4:00 PM
C. Michael Haney Community Room
Town of Southern Pines Police Department
450 W. Pennsylvania Avenue, Southern Pines, North Carolina

I.

Call to Order

II.

Approval of Minutes: September 10, 2020

III.

Public Hearings:
1.

HD-21-20 Certificate of Appropriateness - Major Work for exterior alterations; 141
North Bennett Street; Applicant: Pinehurst Homes, Inc. by Wayne Haddock,
Authorized Agent

2.

HD-22-20 Certificate of Appropriateness – Major Work for a new freestanding sign at
225 N. Bennett Street; Applicant: Douglas R. Gill

3.

HD-23-20 Certificate of Appropriateness - Major Work for a Temporary Outdoor Art
Exhibit at Several Locations; Applicant: Carolina Horse Park Foundation; Authorized
Agent: Audrey Wiggins

IV.

Old Business

V.

New Business

VI.

Adjournment

MINUTES
Town of Southern Pines Historic District Commission Regular Meeting
September 10, 2020 at 4:00 PM
The Town of Southern Pines Historic District Commission held its regular meeting on Thursday,
September 20, 2020, at 4:00 PM. in the C. Michael Haney Room of the Southern Pines Police
Department.
Members present: Chairperson Darlene Stark, Vice Chairman Mart Gibson, Steady Meares,
Dorothy Shankle, Molly Goodman, Robert Anderson and Leslie Brians.
Staff members present: Suzy Russell, Lauren Long and Cindy Williams.
Chairperson Stark called the meeting to order at 4:00 PM.
APPROVAL OF MINUTES:
Robert Anderson made a motion, which was seconded by Leslie Brians, to approve the Minutes
of the August 13, 2020 and the August 20, 2020 meetings. The motion carried unanimously.
OATH OF TESTIMONY:
The oath of testimony was administered to those planning to speak during the hearing.
PUBLIC HEARING:
HD-20-20 Certificate of Appropriateness: Major Works, Ashten’s Restaurant
Ashley Van Camp, on behalf of James Van Camp has submitted an application
requesting a Certificate of Appropriateness: Major Works for the purpose of re-facing
(re-cladding) and partially rebuilding an exterior rear addition, installing a rear exterior door,
replacing a rear window, as well as the addition of a new rear window. The subject parcels
are identified as Moore County PIN: 858106382497 (PARID: 0037155) and PIN:
858106383406 (PARID: 00040642). Per the Moore County Register of Deeds, the
property owner is listed as James Van Camp.
STAFF PRESENTATION - Lauren Long:
Ms. Long stated that the applicant was requesting to reface and reconstruct a portion of the rear
addition. The applicant has also requested to rebuild an existing rear window and add an additional
window. The materials to reface the rear addition will remain T1-11 board painted black and glass
blocks are proposed for the existing window and then create a new window and the proposed door
is wooden and fenestrated with a four lights. An existing awning is going to be removed and new
door and two windows will be installed on the rear elevation.
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Ms. Long stated that based on what the applicant had proposed, the Commission should consider
the form and style of the original building, original building materials, positioning, spacing, scale
and architectural details of the original building; whether the modifications will require any
additional structural support that would require damaging the original building materials, if a false
sense of history would be created, i.e. using similar building materials and then making the addition
that was added later appear to be original to the building, whether the addition that was added in
the 1960’s or 1970’s now has architectural significance and whether any of those details are
contributing to the historic district.
APPLICANT PRESENTATION –Charlie Coulter:
Mr. Coulter stated there is an approximately six (6) inch high concrete bulkhead that drops down
to a lower door to an existing space that has only been used for storage. The proposal is to fill in
that opening, move the door and raise the existing overhang. The new door will be used as an
emergency exit. They plan to install a stairwell inside to provide access to the lower level and the
new door would be at the landing of that stairwell. They also proposed installing a window in the
location of the stairwell.
Mr. Ron Goodrich asked if the rear door will be used as an emergency exit only.
Ashely Van Camp responded that the door will not serve as a public entrance at this point and that
patrons would enter through the main entrance. The rear entrance may be used during private
parties but the purpose of the door is really just to give another egress in an emergency. Ms. Van
Camp stated that they were hoping what they were proposing will make the rear of the building
look better.
Mr. Coulter stated that the exterior will be T-111 but it is going to look much better than it does
right now.
Robert Anderson stated that this is a primary fire district and asked if the Fire Department was
going to allow them build with a combustible material.
Mr. Coulter responded that the Fire Marshal had been there and did not say anything about the
existing T-111.
Mr. Anderson asked if the Fire Marshal knows they are going to come back with T-111.
Mr. Coulter responded yes.
Ms. Van Camp said the whole reason they are discussing this proposal is because of the murals
that they discovered in the basement. They knew that some were there and when they started
cleaning out their catering supplies they kept finding more and more of the murals so they decided
at that point that the murals were too nice to cover up so they relocated their storage and are going
to renovate the basement. Most of the work will be interior so there will not be a lot going on
outside. The restaurant will not have to be closed at any point during the renovation. They were
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required to come before the Commission because they are installing an exterior door and they are
thinking about installing a window for light in the interior stairway.
Molly Goodman asked if the existing door was going to be replaced.
Ms. Van Camp responded that the only change to that door will be that it opens the opposite way
so it does not hit the new door. That door serves as an emergency exit because there is a firewall
between 130 and 140 E. New Hampshire Avenue.
Mart Gibson asked if there were any issues with the fire doors.
Mr. Coulter responded that the Building Inspector and the Fire Marshal had gone through the
building and they did not see any problems.
Mr. Gibson said he was not opposed to the window but asked if it was supposed to be included in
the presentation.
Suzy Russell responded that the Commission would need to see the new roof or whatever the
applicant was proposing.
Mr. Coulter said the height of the awning was being modified.
Ms. Van Camp stated that if the window was a deal breaker they would not install the window.
Ms. Van Camp said they were proposing to replicate an existing window to give some light in the
stairway.
The applicants shared drawings of the proposed window.
Chairperson Stark asked if they were unsure where the window would be installed because they
were not sure where the awning would hit.
Ms. Van Camp responded that the window was just a thought but it did not have to be installed.
Mr. Goodrich asked if the stairwell already exists.
Charlie responded that it did not.
Ms. Goodman stated that if the applicants think they want to add the window then maybe the
hearing should be continued and they could come back with the exact location of the window.
Leslie Brians asked if there are windows in the door that is going to be installed.
Ms. Van Camp responded yes.
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Ms. Brians said those windows will provide a little bit of light.
Mr. Coulter said they could just install light fixtures on the inside. There will be sconces on the
stairway but he was just thinking that it would be nice to have natural light coming in.
Mr. Goodrich asked the applicants if they had any elevation of the stairwell.
Mr. Coulter responded that the stairwell is interior.
Chairperson Stark stated to the applicants that if they did want to install the window they could
request a continuance and a special meeting could be called so they would not have to wait another
month and pay an additional application fee.
Ms. Van Camp responded that she does not want to install the window.
Mr. Coulter stated that the rear of the building is going to be so much nicer than it is right now.
Ms. Van Camp said they are doing this to preserve history. She is a Southern Pines native and
wants the downtown to stay like it is and she hopes the Commission takes that into consideration.
Ms. Russell stated that the Commission approves specifics and not concepts so if the applicants
were to say the awning will be at a specific height it looks as though the window will need to be
positioned to the left and under the awning that has been shown. The Commission would then
have something specific to approve.
Mr. Coulter said installing the window in the suggested location does not make any sense so they
wanted to forget the window. He said it was a lot more important for the awning to be where it
needs to be.
Ms. Russell stated that they could always come back to the Commission at a later date to request
approval of the window.
Robert Anderson made a motion, which was seconded by Molly Goodman, to close the public
hearing. The motion carried unanimously.
HISTORIC DISTRICT COMMISSION ACTION:
Robert Anderson made a motion, which was seconded by Molly Goodman, that as a finding of
fact the application was complete and the facts submitted were relevant to the case because the
request for a Certificate of Appropriateness – Major Work met the specific submittal requirements
as required in the Town of Southern Pines Unified Development Ordinance. The motion carried
unanimously.
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Mart Gibson made a motion, which was seconded by Robert Anderson, that as a finding of the
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 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 proposed work is
compatible and appropriate in that it does not alter, impair, or modify any architectural
features of the original building. The work proposed is for the purpose of repairing an
existing addition and complying with the Town of Southern Pines Fire Marshal’s
requirement that a fire exit be provided for and retains use of the building as a commercial
building, as it was originally designed. The work proposed is appropriate based upon the
proposed materials, the existing dimensions, as well as in regards to the existing scale of
the building.

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; and
the proposed work does not adversely affect any character defining features of the original
building, or that contribute to the larger historic district, in that it is refacing a recent
addition to the building and that all additions are onto an existing addition at the rear of
the building that are not visible from the right-of way.

3.

the work is consistent with the adopted design guidelines for the historic district. The
proposed work has met the design guideline recommendations as they concern a
modification to the rear of a building that is not visible to the right-of way. The original
building will not be impacted, all original building materials will be preserved and the
scale and form of the building will not be affected.

and therefore to approve HD-20-20. The motion carried unanimously.
OLD BUSINESS:
Chairperson Stark signed the Written Decision of the Commission regarding HD-16-20 which was
presented at the August 13, 2020 regular meeting.
NEW BUSINESS:
Suzy Russell stated that there are three applications on the October meeting agenda.
Molly Goodman made a motion to adjourn. The motion carried unanimously.
The meeting adjourned at 4:35 PM.

September 2020 Minutes

Historic District Commission Meeting

Page 5 of 6

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-21-20 Certificate of Appropriateness: Major Work;
The applicant, Mr. Wayne Haddock of Pinehurst Homes,
Inc., on behalf of Community Congregational Church,
requests to renovate three elevations on the northwestern
portion of the existing building; 141 N Bennett Street.

Date:

October 8, 2020

SUMMARY OF APPLICATION REQUEST:
Mr. Wayne Haddock of Pinehurst Homes has submitted an application on behalf of
Community Congregational Church requesting a Certificate of Appropriateness Major
Works, for the purpose of requesting to renovate three elevations on the northwestern portion
of the existing building. On the northwest entrance the applicant is proposing to resurface
the brick with stucco, the upper stucco with fresh stucco and replace the existing door
and surrounding windows. On the southwest side of the building they are proposing to
resurface the existing lower cement wall with new stucco, the upper stucco with fresh
stucco and resurface the existing brick wall with stucco. Then on the northeast side,
resurface the brick with stucco, resurface the cement with stucco, fill in two existing
windows and a brick column and replace with a stucco wall, replace existing stucco with
stucco and remove windows and replace with new windows, while at the further end of
this facade, remove a small window and cover the existing brick with stucco recover the
old stucco with new and to replace the metal roof flashing at 141 N Bennett Street. The
subject parcel is identified as PIN # 858106288922 and Parcel ID # 00032292. Per the
Moore County Tax Office, the property owner is listed as Community Congregational
Church United Church of Christ, Inc. The subject property is zoned CB (Central
Business).

II.

PROJECT INFORMATION:
A. Owner:
Community Congregational Church United Church of Christ, Inc.
141 N Bennett Street
Southern Pines, NC 28387
B. Applicant:
Pinehurst Homes, Inc.
Mr. Wayne Haddock
PO Box 3190
Pinehurst, NC 28374
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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 Map (Subject Property is Outlined in Red)
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Area on Subject Property to be Renovated Outlined in Green:
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Existing conditions as seen from Google Earth
View from New Hampshire Avenue:
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Photos Provided by Staff:

HD-21-20

2020 October HDC

Page6 of 134

HD-21-20

2020 October HDC

Page7 of 134

HD-21-20

2020 October HDC

Page8 of 134

HD-21-20

2020 October HDC

Page9 of 134

HD-21-20

2020 October HDC

Page10 of 134

HD-21-20

2020 October HDC

Page11 of 134

HD-21-20

2020 October HDC

Page12 of 134

III.

STAFF REVIEW:
A. Application Submittal Date:
• Application Submitted August 26, 2020
• Application deemed complete August 28, 2020
• Notice of Public Hearing:
o Posted On-site: September 15, 2020
o Mailed: September 18, 2020
o Internet: September 18, 2020
• Historic District Commission Hearing: October 8, 2020
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 at 141 N Bennett Street in the Historic District.
Listed in the National Register as the Church of Wide Fellowship, built in 1927.
Description: large tan brick and limestone modern Gothic Revival church building;
gabled sanctuary with slate roof parallel to street, one-story side aisles; gabled
vestibule at northwest corner with limestone ogival surround, stained glass
transom; row of stained glass ogival windows with tracery alternate with buttresses
along street elevation of aisle; gabled apsidal wing with buttresses, large rose
window; four-story tower at southwest corner with ogival limestone entrance at
base, open belfry, corner buttresses, no spire; south end of sanctuary stuccoed;
attached one-story tan brick and concrete modern education building on south end;
New England Congregationalists founded First Congregational Church 1895; first
church on this site a frame building constructed 1897; in 1927 construction begun
on new building designed by Benton and Benton of Wilson, incorporating old
building at north end as parish house and Sunday school; older section burned
1950; educational building designed by W. H. Deitrick built 1952.
Removing and replacing windows with new windows under the work procedures
section of the Historic District Guidelines is classified as a major work.
Removing and replacing walls with different material under the work procedures
section of the Historic District Guidelines is classified as a major work.
Retaining brick is recommended practice within the Historic District Guidelines
under:
Commercial Buildings, Storefronts and Entrances Page 44 Retain any
surrounding decorative wall features, including cornices, pilasters,
corbelled or patterned brick, etc.
The Historic District Guidelines state the defining features of walls and windows
may include:
• Page 45 Decorative brick detailing on walls around windows and roof
• Page 46 DISCOURAGED PRACTICE: Applying stucco over brick
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•
•
•
•
•
•

Retain original wall openings and features such as windows…..
Maintain original window openings and configurations
Repair existing windows
Maintain original window glass if possible
Use interior storm windows if energy efficiency is an issue
Replacing windows with contemporary modern windows that are
inappropriate in terms of material, size, scale, detailing etc…is discouraged

The National Park Service U.S. Department of the Interior Preservation Brief for
the preservation and repair of historic stucco can be found in the Attachments.
Stucco is sited in this publication as a practical building material that is applied as
a coating over brick.
The U.S. Department of the Interior publication found in the attachments states that
alterations may be needed on a historic building. But that alterations do not
radically change, obscure, or destroy character defining spaces, materials, features,
or finishes. Selective removal of features of the building should not be intrusive or
removing character defining features or features outside the building’s period of
significance.
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.
(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 setback and placement
on the lot.

HD-21-20

2020 October HDC

Page15 of 134

3) Exterior construction materials, including texture and pattern.
The Commission will take into consideration covering existing brick walls with
stucco, as well as the replacement of stucco on existing stucco walls.
4) Architectural detailing, such as lintels, cornices, brick bond and foundation
materials.
The Commission will take into consideration the existing brick corners and the
request to cover them with stucco quoins.
5) Roof shapes, forms and materials.
This is not applicable. No changes are occurring to the roof of the building.
6) Proportion, shape, positioning and location, pattern and size of any elements
of fenestration.
The Commission will take into consideration the request for considerable
changes to the existing fenestration on the southwest wall, the northwest wall
and the northeast wall.
7) General form and proportions of buildings and structures.
No changes are occurring to the form and proportion of the building.
8) Appurtenant fixtures and other features such as lighting.
No changes are proposed.
9) Structural conditions and soundness
The commission will take into consideration the soundness of the existing
building materials.
10) Architectural scale.
The Commission will take into consideration the scale of the project.
11) Secretary of the Interior Guidelines.
This is at the discretion of the Historic District Commission. The ten (10)
standards that apply to historic buildings shall be used. Please see attachment.
(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;
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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
3) Work is consistent with the adopted design guidelines for the historic district.
IV.

ATTACHMENTS:
1. COA Major Works Application with Narrative
2. Demolition Plan
3. Renovation Plan
4. Finished Elevations
5. Photos of Existing Elevations and Product Samples
6. NPS US Department of the Interior Preservation Brief
7. US Department of the Interior Rehabilitation Standards (Page 80)
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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 Historic District Commission that
can be found on the following page. However, the Historic District Commission may
choose one of the following motions or any alternative they wish:

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-21-20
2) Deny HD-21-20
3) Approve HD-21-20 with the following additional conditions…
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Staff has prepared Draft Findings of Fact for the Commission. The Commission may discuss,
amend and/or adopt these Findings of Fact as presented below:
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 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.
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. Some work proposed is not compatible and appropriate in preserving, retaining,
repairing, or restoring the defining historic character of a property and the district.
Specifically, the work is considered incompatible and inappropriate in terms of
material, design, dimensions, mass, scale, orientation, color and other applicable
considerations because the new windows on the northeast elevation and the
southwest elevation do not maintain original window openings and configurations
as specified in the Historic District Guidelines (page 45 and 46). If energy
efficiency is an issue the Historic District Guidelines recommend using an interior
storm window. The door and window replacement on the northwest elevation are
appropriate and compatible with the mass and scale of the existing building. The
layout creates a cohesive appearance while also maintaining the original
configuration. The new stucco placement on the existing stucco and cement walls
is appropriate and compatible with the character of the property because it will tie
in with the existing stucco and the stucco on the main building and does not cover
a significant feature.
2. Work does damage and removes significant character defining features of the
building and will adversely affect its contribution to the larger historic district
because the existing window configuration and openings are a significant feature
from the 1950’s, and the existing brick walls define the overall historic character of
the building replacing them would destroy the historic integrity of the building.
Please see the attached Secretary of the Interior’s Standards, specifically page 80,
not a recommended practice.
3. Work is not consistent with the adopted design guidelines for the historic district
because the windows on the northeast elevation and the southwest elevation do not
maintain the original window openings and configurations. And because applying
stucco over brick is a discouraged practice. The work that is found to be consistent
with the adopted design guidelines for the historic district is the replacement of the
doors and windows on the northwest end of the building because it maintains the
original configuration. The placement of stucco on the lower portion of the
southwest wall is appropriate as it does not violate any significant features. This
would include filling in the two existing lower window openings. Also the metal
roof flashing at the far end is in keeping with what currently exists.
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Therefore, I move to approve HD-21-20 with the following conditions:
1. Stucco will not be applied over the existing brick as requested in HD-21-20.
2. The windows on the northeast elevation and the southwest elevation shall not be
replaced as requested in HD-21-20.
.
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Historic District Commission Map (Subject Property Outlined in Green):
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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.

C-1
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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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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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REHABILITATION

STANDARDS FOR REHABILITATION & GUIDELINES
FOR REHABILITATING HISTORIC BUILDINGS

Rehabilitation
Rehabilitation is defined as the act or process of making possible a
compatible use for a property through repair, alterations, and additions
while preserving those portions or features which convey its historical,
cultural, or architectural values.

HD-21-20
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Standards for Rehabilitation
1. A property will be used as it was historically or be given a new use that requires minimal
change to its distinctive materials, features, spaces and spatial relationships.
2. The historic character of a property will be retained and preserved. The removal of dis
tinctive materials or alteration of features, spaces and spatial relationships that character
ize a property will be avoided.
3. Each property will 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
elements from other historic properties, will not be undertaken.
4. Changes to a property that have acquired historic significance in their own right will be
retained and preserved.
5. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property will be preserved.
6. Deteriorated historic features will be repaired rather than replaced. Where the severity
of deterioration requires replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials. Replacement of missing
features will be substantiated by documentary and physical evidence.
7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest
means possible. Treatments that cause damage to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If such resources must
be disturbed, mitigation measures will be undertaken.
9. New additions, exterior alterations, or related new construction will not destroy historic
materials, features, and spatial relationships that characterize the property. The new work
will be differentiated from the old and will be compatible with the historic materials, fea
tures, size, scale and proportion, and massing to protect the integrity of the property and
its environment.
10. New additions and adjacent or related new construction will 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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GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS

INTRODUCTION
In Rehabilitation, historic building materials and character-defining
features are protected and maintained as they are in the treatment
Preservation. However, greater latitude is given in the Standards
for Rehabilitation and Guidelines for Rehabilitating Historic
Buildings to replace extensively deteriorated, damaged, or miss
ing features using either the same material or compatible substi
tute materials. Of the four treatments, only Rehabilitation allows
alterations and the construction of a new addition, if necessary for a
continuing or new use for the historic building.

during rehabilitation work. A historic building undergoing rehabilita
tion will often require more extensive work. Thus, an overall evalua
tion of its physical condition should always begin at this level.

Repair Historic Materials and Features

The guidance for the treatment Rehabilitation begins with recom
mendations to identify the form and detailing of those architectural
materials and features that are important in defining the building’s
historic character and which must be retained to preserve that char
acter. Therefore, guidance on identifying, retaining, and preserving
character-defining features is always given first.

Next, when the physical condition of character-defining materials
and features warrants additional work, repairing is recommended.
Rehabilitation guidance for the repair of historic materials, such as
masonry, again begins with the least degree of intervention possible.
In rehabilitation, repairing also includes the limited replacement in
kind or with a compatible substitute material of extensively dete
riorated or missing components of features when there are surviv
ing prototypes features that can be substantiated by documentary
and physical evidence. Although using the same kind of material is
always the preferred option, a substitute material may be an accept
able alternative if the form, design, and scale, as well as the substi
tute material itself, can effectively replicate the appearance of the
remaining features.

Protect and Maintain Historic Materials and
Features

Replace Deteriorated Historic Materials and
Features

After identifying those materials and features that are important
and must be retained in the process of Rehabilitation work, then
protecting and maintaining them are addressed. Protection generally
involves the least degree of intervention and is preparatory to other
work. Protection includes the maintenance of historic materials and
features as well as ensuring that the property is protected before and

Following repair in the hierarchy, Rehabilitation guidance is pro
vided for replacing an entire character-defining feature with new
material because the level of deterioration or damage of materials
precludes repair. If the missing feature is character defining or if it
is critical to the survival of the building (e.g., a roof), it should be
replaced to match the historic feature based on physical or his-

Identify, Retain, and Preserve Historic
Materials and Features
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toric documentation of its form and detailing. As with repair, the
preferred option is always replacement of the entire feature in kind
(i.e., with the same material, such as wood for wood). However,
when this is not feasible, a compatible substitute material that can
reproduce the overall appearance of the historic material may be
considered.

significance, reestablishing missing historic features generally
should not be undertaken if the missing features did not coexist
with the features currently on the building. Juxtaposing historic
features that did not exist concurrently will result in a false sense of
the building’s history.

It should be noted that, while the National Park Service guidelines
recommend the replacement of an entire character-defining feature
that is extensively deteriorated, the guidelines never recommend
removal and replacement with new material of a feature that could
reasonably be repaired and, thus, preserved.

Some exterior and interior alterations to a historic building are
generally needed as part of a Rehabilitation project to ensure its
continued use, but it is most important that such alterations do
not radically change, obscure, or destroy character-defining spaces,
materials, features, or finishes. Alterations may include changes
to the site or setting, such as the selective removal of buildings or
other features of the building site or setting that are intrusive, not
character defining, or outside the building’s period of significance.

Design for the Replacement of Missing
Historic Features
When an entire interior or exterior feature is missing, such as a
porch, it no longer plays a role in physically defining the historic
character of the building unless it can be accurately recovered in
form and detailing through the process of carefully documenting
the historic appearance. If the feature is not critical to the survival
of the building, allowing the building to remain without the feature
is one option. But if the missing feature is important to the historic
character of the building, its replacement is always recommended
in the Rehabilitation guidelines as the first, or preferred, course
of action. If adequate documentary and physical evidence exists,
the feature may be accurately reproduced. A second option in a
rehabilitation treatment for replacing a missing feature, particularly
when the available information about the feature is inadequate to
permit an accurate reconstruction, is to design a new feature that
is compatible with the overall historic character of the building.
The new design should always take into account the size, scale, and
material of the building itself and should be clearly differentiated
from the authentic historic features. For properties that have
changed over time, and where those changes have acquired

INTRODUCTION
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Alterations

Code-Required Work:
Accessibility and Life Safety
Sensitive solutions to meeting code requirements in a
Rehabilitation project are an important part of protecting the
historic character of the building. Work that must be done to meet
accessibility and life-safety requirements must also be assessed for
its potential impact on the historic building, its site, and setting.

Resilience to Natural Hazards
Resilience to natural hazards should be addressed as part of a
Rehabilitation project. A historic building may have existing
characteristics or features that help to address or minimize the
impacts of natural hazards. These should always be used to best
advantage when considering new adaptive treatments so as to have
the least impact on the historic character of the building, its site,
and setting.

Page50 of 134

REHABILITATION

Sustainability
Sustainability should be addressed as part of a Rehabilitation proj
ect. Good preservation practice is often synonymous with sustain
ability. Existing energy-efficient features should be retained and
repaired. Only sustainability treatments should be considered that
will have the least impact on the historic character of the building.
The topic of sustainability is addressed in detail in The Secretary
of the Interior’s Standards for Rehabilitation & Illustrated Guidelines
on Sustainability for Rehabilitating Historic Buildings.

New Exterior Additions and Related New
Construction
Rehabilitation is the only treatment that allows expanding a historic
building by enlarging it with an addition. However, the Rehabilita
tion guidelines emphasize that new additions should be considered
only after it is determined that meeting specific new needs cannot
be achieved by altering non-character-defining interior spaces. If the
use cannot be accommodated in this way, then an attached exterior
addition may be considered. New additions should be designed and
constructed so that the character-defining features of the historic
building, its site, and setting are not negatively impacted. Generally,
a new addition should be subordinate to the historic building. A new
addition should be compatible, but differentiated enough so that
it is not confused as historic or original to the building. The same
guidance applies to new construction so that it does not negatively
impact the historic character of the building or its site.

Rehabilitation as a Treatment. When repair and replacement of
deteriorated features are necessary; when alterations or additions to the
property are planned for a new or continued use; and when its depiction
at a particular time is not appropriate, Rehabilitation may be considered
as a treatment. Prior to undertaking work, a documentation plan for
Rehabilitation should be developed.
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MASONRY: STONE, BRICK, TERRA COTTA, CONCRETE, ADOBE, STUCCO, AND MORTAR
RECOMMENDED
Identifying, retaining and preserving masonry features that are
important in defining the overall historic character of the build
ing (such as walls, brackets, railings, cornices, window and door
surrounds, steps, and columns) and decorative ornament and
other details, such as tooling and bonding patterns, coatings, and
color.

NOT RECOMMENDED
Removing or substantially changing masonry features which are
important in defining the overall historic character of the building
so that, as a result, the character is diminished.
Replacing or rebuilding a major portion of exterior masonry walls
that could be repaired, thereby destroying the historic integrity of
the building.
Applying paint or other coatings (such as stucco) to masonry that
has been historically unpainted or uncoated to create a new appear
ance.
Removing paint from historically-painted masonry.

Protecting and maintaining masonry by ensuring that historic
drainage features and systems that divert rainwater from masonry
surfaces (such as roof overhangs, gutters, and downspouts) are
intact and functioning properly.

Failing to identify and treat the causes of masonry deterioration,
such as leaking roofs and gutters or rising damp.

Cleaning masonry only when necessary to halt deterioration or
remove heavy soiling.

Cleaning masonry surfaces when they are not heavily soiled to
create a “like-new” appearance, thereby needlessly introducing
chemicals or moisture into historic materials.

Carrying out masonry cleaning tests when it has been determined
that cleaning is appropriate. Test areas should be examined
to ensure that no damage has resulted and, ideally, monitored
over a sufficient period of time to allow long-range effects to be
predicted.

Cleaning masonry surfaces without testing or without sufficient time
for the testing results to be evaluated.

[1] An alkaline-based
product is appropriate
to use to clean historic
marble because it will
not damage the marble,
which is acid sensitive.
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[2] Mid-century modern
building technology
made possible the
form of this parabolashaped structure and
its thin concrete shell
construction. Built in
1961 as the lobby of
the La Concha Motel
in Las Vegas, it was
designed by Paul
Revere Williams, one
of the first prominent
African-American
architects. It was moved
to a new location and
rehabilitated to serve
as the Neon Museum,
and is often cited as
an example of Googie
architecture. Credit:
Photographed with
permission at The Neon
Museum, Las Vegas,
Nevada.
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MASONRY: STONE, BRICK, TERRA COTTA, CONCRETE, ADOBE, STUCCO, AND MORTAR
RECOMMENDED

NOT RECOMMENDED

Cleaning soiled masonry surfaces with the gentlest method pos
sible, such as using low-pressure water and detergent and natural
bristle or other soft-bristle brushes.

Cleaning or removing paint from masonry surfaces using most
abrasive methods (including sandblasting, other media blasting, or
high-pressure water) which can damage the surface of the masonry
and mortar joints.
Using a cleaning or paint-removal method that involves water or
liquid chemical solutions when there is any possibility of freezing
temperatures.
Cleaning with chemical products that will damage some types of
masonry (such as using acid on limestone or marble), or failing to
neutralize or rinse off chemical cleaners from masonry surfaces.

[3] Not Recommended:
The white film on the upper corner
of this historic brick row house is
the result of using a scrub or slurry
coating, rather than traditional
repointing by hand, which is the
recommended method.
[4] Not Recommended:
The quoins on the left side of the
photo show that high-pressure
abrasive blasting used to remove
paint can damage even early 20th
century, hard-baked, textured brick
and erode the mortar, whereas
the same brick on the right, which
was not abrasively cleaned, is
undamaged.

MASONRY
82 HD-21-20

2020 October HDC

Page54 of 134

REHABILITATION

MASONRY: STONE, BRICK, TERRA COTTA, CONCRETE, ADOBE, STUCCO, AND MORTAR
RECOMMENDED

NOT RECOMMENDED

Using biodegradable or environmentally-safe cleaning or paintremoval products.
Using paint-removal methods that employ a poultice to which
paint adheres, when possible, to neatly and safely remove old
lead paint.
Using coatings that encapsulate lead paint, when possible, where
the paint is not required to be removed to meet environmental
regulations.
Allowing only trained conservators to use abrasive or laser-clean
ing methods, when necessary, to clean hard-to-reach, highlycarved, or detailed decorative stone features.
Removing damaged or deteriorated paint only to the next sound
layer using the gentlest method possible (e.g., hand scraping)
prior to repainting.

Removing paint that is firmly adhered to masonry surfaces, unless
the building was unpainted historically and the paint can be
removed without damaging the surface.

Applying compatible paint coating systems to historically-painted
masonry following proper surface preparation.

Failing to follow manufacturers’ product and application instruc
tions when repainting masonry features.

Repainting historically-painted masonry features with colors
that are appropriate to the historic character of the building and
district.

Using paint colors on historically-painted masonry features that are
not appropriate to the historic character of the building and district.

Protecting adjacent materials when cleaning or removing paint
from masonry features.

Failing to protect adjacent materials when cleaning or removing
paint from masonry features.

Evaluating the overall condition of the masonry to determine
whether more than protection and maintenance, such as repairs
to masonry features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
masonry features.

Repairing masonry by patching, splicing, consolidating, or other
wise reinforcing the masonry using recognized preservation meth
ods. Repair may include the limited replacement in kind or with
a compatible substitute material of those extensively deteriorated
or missing parts of masonry features when there are surviving
prototypes, such as terra-cotta brackets or stone balusters.

Removing masonry that could be stabilized, repaired, and con
served, or using untested consolidants and unskilled personnel,
potentially causing further damage to historic materials.

HD-21-20

Replacing an entire masonry feature, such as a cornice or bal
ustrade, when repair of the masonry and limited replacement of
deteriorated or missing components are feasible.
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MASONRY: STONE, BRICK, TERRA COTTA, CONCRETE, ADOBE, STUCCO, AND MORTAR
RECOMMENDED
Repairing masonry walls and other masonry features by repointing the mortar joints where there is evidence of deterioration,
such as disintegrating mortar, cracks in mortar joints, loose
bricks, or damaged plaster on the interior.

NOT RECOMMENDED
Removing non-deteriorated mortar from sound joints and then
repointing the entire building to achieve a more uniform appearance.

Removing deteriorated lime mortar carefully by hand raking the
joints to avoid damaging the masonry.
Allowing unskilled workers to use masonry saws or mechanical tools
Using power tools only on horizontal joints on brick masonry in
to remove deteriorated mortar from joints prior to repointing.
conjunction with hand chiseling to remove hard mortar that is
deteriorated or that is a non-historic material which is causing
damage to the masonry units. Mechanical tools should be used
only by skilled masons in limited circumstances and generally not
on short, vertical joints in brick masonry.
Duplicating historic mortar joints in strength, composition, color,
and texture when repointing is necessary. In some cases, a limebased mortar may also be considered when repointing Portland
cement mortar because it is more flexible.

Repointing masonry units with mortar of high Portland cement
content (unless it is the content of the historic mortar).
Using “surface grouting” or a “scrub” coating technique, such as
a “sack rub” or “mortar washing,” to repoint exterior masonry units
instead of traditional repointing methods.
Repointing masonry units (other than concrete) with a synthetic
caulking compound instead of mortar.

Duplicating historic mortar joints in width and joint profile when
repointing is necessary.

Changing the width or joint profile when repointing.

Repairing stucco by removing the damaged material and patching Removing sound stucco or repairing with new stucco that is differ
with new stucco that duplicates the old in strength, composition, ent in composition from the historic stucco.
color, and texture.
Patching stucco or concrete without removing the source of deterio
ration.
Replacing deteriorated stucco with synthetic stucco, an exterior
finish and insulation system (EFIS), or other non-traditional materi
als.
MASONRY
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MASONRY: STONE, BRICK, TERRA COTTA, CONCRETE, ADOBE, STUCCO, AND MORTAR
RECOMMENDED
Using mud plaster or a compatible lime-plaster adobe render,
when appropriate, to repair adobe.

NOT RECOMMENDED
Applying cement stucco, unless it already exists, to adobe.

Sealing joints in concrete with appropriate flexible sealants and
backer rods, when necessary.
Cutting damaged concrete back to remove the source of deterio
ration, such as corrosion on metal reinforcement bars. The new
patch must be applied carefully so that it will bond satisfactorily
with and match the historic concrete.

Patching damaged concrete without removing the source of deterio
ration.

[5] Rebars in the reinforced concrete ceiling have rusted, causing the concrete
to spall. The rebars must be cleaned of rust before the concrete can be patched.
[6] Some areas of the concrete brise soleil screen on this building constructed in
1967 are badly deteriorated. If the screen cannot be repaired, it may be replaced
in kind or with a composite substitute material with the same appearance as the
concrete.
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[7] (a) J.W. Knapp’s Department Store, built 1937-38, in Lansing, MI, was
constructed with a proprietary material named “Maul Macotta” made of
enameled steel and cast-in-place concrete panels. Prior to its rehabilitation,
a building inspection revealed that, due to a flaw in the original design and
construction, the material was deteriorated beyond repair. The architects for the
rehabilitation project devised a replacement system (b) consisting of enameled
aluminum panels that matched the original colors (c). Photos and drawing (a-b):
Quinn Evans Architects; Photo (c): James Haefner Photography.
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MASONRY: STONE, BRICK, TERRA COTTA, CONCRETE, ADOBE, STUCCO, AND MORTAR
RECOMMENDED

NOT RECOMMENDED

Using a non-corrosive, stainless-steel anchoring system when
replacing damaged stone, concrete, or terra-cotta units that have
failed.
Applying non-historic surface treatments, such as water-repellent
coatings, to masonry only after repointing and only if masonry
repairs have failed to arrest water penetration problems.

Applying waterproof, water-repellent, or non-original historic coat
ings (such as stucco) to masonry as a substitute for repointing and
masonry repairs.

Applying permeable, anti-graffiti coatings to masonry when
appropriate.

Applying water-repellent or anti-graffiti coatings that change the
historic appearance of the masonry or that may trap moisture if the
coating is not sufficiently permeable.

Replacing in kind an entire masonry feature that is too deterio
rated to repair (if the overall form and detailing are still evident)
using the physical evidence as a model to reproduce the feature
or when the replacement can be based on historic documenta
tion. Examples can include large sections of a wall, a cornice,
pier, or parapet. If using the same kind of material is not feasible,
then a compatible substitute material may be considered.

Removing a masonry feature that is unrepairable and not replacing
it, or replacing it with a new feature that does not match.
Using substitute material for the replacement that does not convey
the same appearance of the surviving components of the masonry
feature.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a replacement masonry feature, such as
a step or door pediment, when the historic feature is completely
missing. It may be an accurate restoration based on documentary
and physical evidence, but only when the historic feature to be
replaced coexisted with the features currently on the building. Or,
it may be a new design that is compatible with the size, scale,
material, and color of the historic building.

HD-21-20

Creating an inaccurate appearance because the replacement for
the missing masonry feature is based upon insufficient physical or
historic documentation, is not a compatible design, or because the
feature to be replaced did not coexist with the features currently on
the building.
Introducing a new masonry feature that is incompatible in size,
scale, material, or color.
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WOOD: CLAPBOARD, WEATHERBOARD, SHINGLES, AND
OTHER FUNCTIONAL AND DECORATIVE ELEMENTS
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining and preserving wood features that are
important in defining the overall historic character of the building
(such as siding, cornices, brackets, window and door surrounds,
and steps) and their paints, finishes, and colors.

Removing or substantially changing wood features which are impor
tant in defining the overall historic character of the building so that,
as a result, the character is diminished.
Removing a major portion of the historic wood from a façade
instead of repairing or replacing only the deteriorated wood, then
reconstructing the façade with new material to achieve a uniform or
“improved” appearance.
Changing the type of finish, coating, or historic color of wood fea
tures, thereby diminishing the historic character of the exterior.
Failing to renew failing paint or other coatings that are historic
finishes.
Stripping historically-painted surfaces to bare wood and applying a
clear finish rather than repainting.
Stripping paint or other coatings to reveal bare wood, thereby
exposing historically-coated surfaces to the effects of accelerated
weathering.
Removing wood siding (clapboards) or other covering (such as
stucco) from log structures that were covered historically, which
changes their historic character and exposes the logs to accelerated
deterioration.

Protecting and maintaining wood features by ensuring that his
toric drainage features that divert rainwater from wood surfaces
(such as roof overhangs, gutters, and downspouts) are intact and
functioning properly.

WOOD
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Failing to identify and treat the causes of wood deterioration, such
as faulty flashing, leaking gutters, cracks and holes in siding, dete
riorated caulking in joints and seams, plant material growing too
close to wood surfaces, or insect or fungal infestation.
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WOOD: CLAPBOARD, WEATHERBOARD, SHINGLES, AND
OTHER FUNCTIONAL AND DECORATIVE ELEMENTS
RECOMMENDED

NOT RECOMMENDED

Applying chemical preservatives or paint to wood features that
are subject to weathering, such as exposed beam ends, outrig
gers, or rafter tails.

Using chemical preservatives (such as creosote) which, unless they
were used historically, can change the appearance of wood features.

Implementing an integrated pest management plan to identify
appropriate preventive measures to guard against insect damage,
such as installing termite guards, fumigating, and treating with
chemicals.
Retaining coatings (such as paint) that protect the wood from
moisture and ultraviolet light. Paint removal should be consid
ered only when there is paint surface deterioration and as part
of an overall maintenance program which involves repainting or
applying other appropriate coatings.

Stripping paint or other coatings from wood features without recoat
ing.

[8] Rotted clapboards
have been replaced
selectively with new
wood siding to match the
originals.
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WOOD: CLAPBOARD, WEATHERBOARD, SHINGLES, AND
OTHER FUNCTIONAL AND DECORATIVE ELEMENTS
RECOMMENDED

NOT RECOMMENDED

Removing damaged or deteriorated paint to the next sound layer
using the gentlest method possible (e.g., hand scraping and hand
sanding) prior to repainting.

Using potentially-damaging paint-removal methods on wood sur
faces, such as open-flame torches, orbital sanders, abrasive meth
ods (including sandblasting, other media blasting, or high-pressure
water), or caustic paint-removers.
Removing paint that is firmly adhered to wood surfaces.

Using chemical strippers primarily to supplement other methods
such as hand scraping, hand sanding, and thermal devices.

Failing to neutralize the wood thoroughly after using chemical paint
removers so that new paint may not adhere.
Removing paint from detachable wood features by soaking them in
a caustic solution, which may roughen the surface, split the wood,
or result in staining from residual acids leaching out of the wood.

Using biodegradable or environmentally-safe cleaning or paintremoval products.
Using paint-removal methods that employ a poultice to which
paint adheres, when possible, to neatly and safely remove old
lead paint.
Using thermal devices (such as infrared heaters) carefully to
remove paint when it is so deteriorated that total removal is nec
essary prior to repainting.

Using a thermal device to remove paint from wood features without
first checking for and removing any flammable debris behind them.
Using thermal devices without limiting the amount of time the wood
feature is exposed to heat.

Using coatings that encapsulate lead paint, when possible, where
the paint is not required to be removed to meet environmental
regulations.

WOOD
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Applying compatible paint coating systems to historically-painted
wood following proper surface preparation.

Failing to follow manufacturers’ product and application instruc
tions when repainting wood features.

Repainting historically-painted wood features with colors that are
appropriate to the building and district.

Using paint colors on historically-painted wood features that are not
appropriate to the building or district.
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WOOD: CLAPBOARD, WEATHERBOARD, SHINGLES, AND
OTHER FUNCTIONAL AND DECORATIVE ELEMENTS
RECOMMENDED
Protecting adjacent materials when working on other wood
features.

NOT RECOMMENDED
Failing to protect adjacent materials when working on wood fea
tures.

Evaluating the overall condition of the wood to determine whether Failing to undertake adequate measures to ensure the protection of
wood features.
more than protection and maintenance, such as repairs to wood
features, will be necessary.

[9] Smooth-surfaced cementitious
siding (left) may be used to replace
deteriorated wood siding only on
secondary elevations that have
minimal visibility.

HD-21-20

2020 October HDC

[10] Not Recommended:
Cementitious siding with a raised
wood-grain texture is not an
appropriate material to replace
historic wood siding, which has a
smooth surface when painted.
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WOOD: CLAPBOARD, WEATHERBOARD, SHINGLES, AND
OTHER FUNCTIONAL AND DECORATIVE ELEMENTS
RECOMMENDED

NOT RECOMMENDED

Repairing wood by patching, splicing, consolidating, or otherwise
reinforcing the wood using recognized conservation methods.
Repair may include the limited replacement in kind or with a
compatible substitute material of those extensively deteriorated
or missing components of wood features when there are surviving
prototypes, such as brackets, molding, or sections of siding.

Removing wood that could be stabilized, repaired, and conserved,
or using untested consolidants and unskilled personnel, potentially
causing further damage to historic materials.

Replacing in kind an entire wood feature that is too deteriorated to repair (if the overall form and detailing are still evident)
using physical evidence as a model to reproduce the feature or
when the replacement can be based on historic documentation.
Examples of such wood features include a cornice, entablature,
or a balustrade. If using wood is not feasible, then a compatible
substitute material may be considered.

Removing a wood feature that is unrepairable and not replacing it,
or replacing it with a new feature that does not match.

Replacing a deteriorated wood feature or wood siding on a pri
mary or other highly-visible elevation with a new matching wood
feature.

Replacing a deteriorated wood feature or wood siding on a primary
or other highly-visible elevation with a composite substitute mate
rial.

Replacing an entire wood feature, such as a cornice or balustrade,
when repair of the wood and limited replacement of deteriorated or
missing components is feasible.

Using substitute material for the replacement that does not convey
the same appearance of the surviving components of the wood
feature.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a replacement masonry feature, such as
a step or door pediment, when the historic feature is completely
missing. It may be an accurate restoration based on documentary
and physical evidence, but only when the historic feature to be
replaced coexisted with the features currently on the building. Or,
it may be a new design that is compatible with the size, scale,
material, and color of the historic building.
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Creating an inaccurate appearance because the replacement for
the missing masonry feature is based upon insufficient physical or
historic documentation, is not a compatible design, or because the
feature to be replaced did not coexist with the features currently on
the building.
Introducing a new wood feature that is incompatible in size, scale,
material, or color.
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METALS: WROUGHT AND CAST IRON, STEEL, PRESSED METAL, TERNEPLATE,
COPPER, ALUMINUM, AND ZINC
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving metal features that are
important in defining the overall historic character of the building
(such as columns, capitals, pilasters, spandrel panels, or stairways) and their paints, finishes, and colors. The type of metal
should be identified prior to work because each metal has its own
properties and may require a different treatment.

Removing or substantially changing metal features which are impor
tant in defining the overall historic character of the building so that,
as a result, the character is diminished.

Protecting and maintaining metals from corrosion by providing
proper drainage so that water does not stand on flat, horizontal
surfaces or accumulate in curved decorative features.

Failing to identify and treat the causes of corrosion, such as mois
ture from leaking roofs or gutters.

Removing a major portion of the historic metal from a façade
instead of repairing or replacing only the deteriorated metal, then
reconstructing the façade with new material to achieve a uniform or
“improved” appearance.

Placing incompatible metals together without providing an appropri
ate separation material. Such incompatibility can result in galvanic
corrosion of the less noble metal (e.g., copper will corrode cast iron,
steel, tin, and aluminum).
Cleaning metals when necessary to remove corrosion prior to
repainting or applying appropriate protective coatings.

Leaving metals that must be protected from corrosion uncoated
after cleaning.

[11] The stainless steel
doors at the entrance to
this Art Deco apartment
building are important
in defining its historic
character and should be
retained in place.

HD-21-20

2020 October HDC

METALS
Page65
of 134 93

REHABILITATION

METALS: WROUGHT AND CAST IRON, STEEL, PRESSED METAL, TERNEPLATE,
COPPER, ALUMINUM, AND ZINC
RECOMMENDED
Identifying the particular type of metal prior to any cleaning
procedure and then testing to ensure that the gentlest cleaning
method possible is selected; or, alternatively, determining that
cleaning is inappropriate for the particular metal.

NOT RECOMMENDED
Using cleaning methods which alter or damage the color, texture,
or finish of the metal, or cleaning when it is inappropriate for the
particular metal.
Removing the patina from historic metals. The patina may be a
protective layer on some metals (such as bronze or copper) as well
as a distinctive finish.

Using non-corrosive chemical methods to clean soft metals (such
as lead, tinplate, terneplate, copper, and zinc) whose finishes can
be easily damaged by abrasive methods.

Cleaning soft metals (such as lead, tinplate, terneplate, copper, and
zinc) with abrasive methods (including sandblasting, other abrasive
media, or high-pressure water) which will damage the surface of the
metal.

Using the least abrasive cleaning method for hard metals (such
as cast iron, wrought iron, and steel) to remove paint buildup and
corrosion. If hand scraping and wire brushing have proven inef
fective, low-pressure abrasive methods may be used as long as
they do not abrade or damage the surface.

Using high-pressure abrasive techniques (including sandblasting,
other media blasting, or high-pressure water) without first trying
gentler cleaning methods prior to cleaning cast iron, wrought iron,
or steel.

Applying appropriate paint or other coatings to historically-coated
metals after cleaning to protect them from corrosion.

Applying paint or other coatings to metals (such as copper, bronze
or stainless steel) if they were not coated historically, unless a coat
ing is necessary for maintenance.

Repainting historically-painted metal features with colors that are
appropriate to the building and district.

Using paint colors on historically-painted metal features that are
not appropriate to the building or district.

Applying an appropriate protective coating (such as lacquer or
wax) to a metal feature that was historically unpainted, such as a
bronze door, which is subject to heavy use.
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METALS: WROUGHT AND CAST IRON, STEEL, PRESSED METAL, TERNEPLATE,
COPPER, ALUMINUM, AND ZINC
RECOMMENDED

NOT RECOMMENDED

Protecting adjacent materials when cleaning or removing paint
from metal features.

Failing to protect adjacent materials when working on metal fea
tures.

Evaluating the overall condition of metals to determine whether
more than protection and maintenance, such as repairs to metal
features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
metal features.

[12] This historic steel
window has been
cleaned, repaired, and
primed in preparation for
painting and reglazing.

[13] The gold-colored,
anodized aluminum geodesic
dome of the former Citizen’s
State Bank in Oklahoma
City, OK, built in 1958 and
designed by Robert Roloff,
makes this a distinctive mid
20th century building.
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[14] Interior cast-iron
columns have been
cleaned and repainted as
part of the rehabilitation
of this historic market
building for continuing
use.

[15] New enameled-metal
panels were replicated
to replace the original
panels, which were too
deteriorated to repair,
when the storefront of
this early 1950s building
was recreated.
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METALS: WROUGHT AND CAST IRON, STEEL, PRESSED METAL, TERNEPLATE,
COPPER, ALUMINUM, AND ZINC
RECOMMENDED

NOT RECOMMENDED

Repairing metal by reinforcing the metal using recognized pres
ervation methods. Repair may include the limited replacement in
kind or with a compatible substitute material of those extensively
deteriorated or missing components of features when there are
surviving prototypes, such as column capitals or bases, store
fronts, railings and steps, or window hoods.

Removing metals that could be stabilized, repaired, and conserved,
or using improper repair techniques, or unskilled personnel, poten
tially causing further damage to historic materials.

Replacing in kind an entire metal feature that is too deteriorated
to repair (if the overall form and detailing are still evident) using
the physical evidence as a model to reproduce the feature or
when the replacement can be based on historic documentation.
Examples of such a feature could include cast-iron porch steps or
steel-sash windows. If using the same kind of material is not fea
sible, then a compatible substitute material may be considered.

Replacing an entire metal feature, such as a column or balustrade,
when repair of the metal and limited replacement of deteriorated or
missing components are feasible.
Removing a metal feature that is unrepairable and not replacing it,
or replacing it with a new metal feature that does not match.
Using a substitute material for the replacement that does not
convey the same appearance of the surviving components of the
metal feature or that is physically or chemically incompatible.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a replacement metal feature, such as a
metal cornice or cast-iron column, when the historic feature is
completely missing. It may be an accurate restoration based on
documentary and physical evidence, but only when the historic
feature to be replaced coexisted with the features currently on
the building. Or, it may be a new design that is compatible with
the size, scale, material, and color of the historic building.

HD-21-20

Creating an inaccurate appearance because the replacement for the
missing metal feature is based upon insufficient physical or historic
documentation, is not a compatible design, or because the feature
to be replaced did not coexist with the features currently on the
building.
Introducing a new metal feature that is incompatible in size, scale,
material, or color.
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ROOFS
RECOMMENDED
Identifying, retaining, and preserving roofs and their functional
and decorative features that are important in defining the overall
historic character of the building. The form of the roof (gable,
hipped, gambrel, flat, or mansard) is significant, as are its deco
rative and functional features (such as cupolas, cresting, para
pets, monitors, chimneys, weather vanes, dormers, ridge tiles,
and snow guards), roofing material (such as slate, wood, clay
tile, metal, roll roofing, or asphalt shingles), and size, color, and
patterning.

NOT RECOMMENDED
Removing or substantially changing roofs which are important in
defining the overall historic character of the building so that, as a
result, the character is diminished.
Removing a major portion of the historic roof or roofing material
that is repairable, then rebuilding it with new material to achieve a
more uniform or “improved” appearance.
Changing the configuration or shape of a roof by adding highly vis
ible new features (such as dormer windows, vents, skylights, or a
penthouse).
Stripping the roof of sound historic material, such as slate, clay tile,
wood, or metal.

Failing to clean and maintain gutters and downspouts properly so
Protecting and maintaining a roof by cleaning gutters and
that water and debris collect and cause damage to roof features,
downspouts and replacing deteriorated flashing. Roof sheathing
should also be checked for indications of moisture due to leaks or sheathing, and the underlying roof structure.
condensation.

ROOFS
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Providing adequate anchorage for roofing material to guard
against wind damage and moisture penetration.

Allowing flashing, caps, and exposed fasteners to corrode, which
accelerates deterioration of the roof.

Protecting a leaking roof with a temporary waterproof membrane
with a synthetic underlayment, roll roofing, plywood, or a tarpau
lin until it can be repaired.

Leaving a leaking roof unprotected so that accelerated deteriora
tion of historic building materials (such as masonry, wood, plaster,
paint, and structural members) occurs.

Repainting a roofing material that requires a protective coating
and was painted historically (such as a terneplate metal roof or
gutters) as part of regularly-scheduled maintenance.

Failing to repaint a roofing material that requires a protective
coating and was painted historically as part of regularly-scheduled
maintenance.

Applying compatible paint coating systems to historically-painted
roofing materials following proper surface preparation.

Applying paint or other coatings to roofing material if they were not
coated historically.

Protecting a roof covering when working on other roof features.

Failing to protect roof coverings when working on other roof features.

Evaluating the overall condition of the roof and roof features to
determine whether more than protection and maintenance, such
as repairs to roof features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
roof features.
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ROOFS
RECOMMENDED
Repairing a roof by ensuring that the existing historic or compatible non-historic roof covering is sound and waterproof. Repair
may include the limited replacement in kind or with a compatible
substitute material of missing materials (such as wood shingles,
slates, or tiles) on a main roof, as well as those extensively
deteriorated or missing components of features when there are
surviving prototypes, such as ridge tiles, dormer roofing, or roof
monitors.

NOT RECOMMENDED
Replacing an entire roof feature when repair of the historic roof
ing materials and limited replacement of deteriorated or missing
components are feasible.

Using corrosion-resistant roof fasteners (e.g., nails and clips) to
repair a roof to help extend its longevity.

[16] The deteriorated asphalt shingles
of this porch roof are being replaced in
kind with matching shingles.
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ROOFS
RECOMMENDED

NOT RECOMMENDED

Replacing in kind an entire roof covering or feature that is too
deteriorated to repair (if the overall form and detailing are still
evident) using the physical evidence as a model to reproduce
the feature or when the replacement can be based on historic
documentation. Examples of such a feature could include a large
section of roofing, a dormer, or a chimney. If using the same kind
of material is not feasible, then a compatible substitute material
may be considered.

Removing a feature of the roof that is unrepairable and not replac
ing it, or replacing it with a new roof feature that does not match.

Replacing only missing or damaged roofing tiles or slates rather
than replacing the entire roof covering.

Failing to reuse intact slate or tile in good condition when only the
roofing substrate or fasteners need replacement.

Using a substitute material for the replacement that does not
convey the same appearance of the roof covering or the surviving
components of the roof feature or that is physically or chemically
incompatible.

Replacing an incompatible roof covering or any deteriorated nonhistoric roof covering with historically-accurate roofing material,
if known, or another material that is compatible with the historic
character of the building.
The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new roof covering for a missing roof or
a new feature, such as a dormer or a monitor, when the historic
feature is completely missing. It may be an accurate restoration
based on documentary and physical evidence, but only when
the historic feature to be replaced coexisted with the features
currently on the building. Or, it may be a new design that is
compatible with the size, scale, material, and color of the historic
building.
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Creating an inaccurate appearance because the replacement for the
missing roof feature is based upon insufficient physical or historic
documentation, is not a compatible design, or because the feature
to be replaced did not coexist with the features currently on the
building.
Introducing a new roof feature that is incompatible in size, scale,
material, or color.
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ROOFS
RECOMMENDED

NOT RECOMMENDED

Alterations and Additions for a New Use
Installing mechanical and service equipment on the roof (such
as heating and air-conditioning units, elevator housing, or solar
panels) when required for a new use so that they are inconspicu
ous on the site and from the public right-of-way and do not
damage or obscure character-defining historic features.

Installing roof-top mechanical or service equipment so that it dam
ages or obscures character-defining roof features or is conspicuous
on the site or from the public right-of-way.

Designing rooftop additions, elevator or stair towers, decks or ter
races, dormers, or skylights when required by a new or continu
ing use so that they are inconspicuous and minimally visible on
the site and from the public right-of-way and do not damage or
obscure character-defining historic features.

Changing a character-defining roof form, or damaging or destroying
character-defining roofing material as a result of an incompatible
rooftop addition or improperly-installed or highly-visible mechanical
equipment.

Installing a green roof or other roof landscaping, railings, or
furnishings that are not visible on the site or from the public
right-of-way and do not damage the roof structure.

Installing a green roof or other roof landscaping, railings, or furnish
ings that are visible on the site and from the public right-of-way.

[17] New wood
elements have been
used selectively to
replace rotted wood
on the underside of
the roof in this historic
warehouse.
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WINDOWS
RECOMMENDED
Identifying, retaining, and preserving windows and their functional and decorative features that are important to the overall
character of the building. The window material and how the
window operates (e.g., double hung, casement, awning, or
hopper) are significant, as are its components (including sash,
muntins, ogee lugs, glazing, pane configuration, sills, mullions,
casings, or brick molds) and related features, such as shutters.

NOT RECOMMENDED
Removing or substantially changing windows or window features
which are important in defining the overall historic character of the
building so that, as a result, the character is diminished.
Changing the appearance of windows that contribute to the historic
character of the building by replacing materials, finishes, or colors
which noticeably change the sash, depth of the reveal, and muntin
configurations; the reflectivity and color of the glazing; or the
appearance of the frame.
Obscuring historic wood window trim with metal or other material.
Replacing windows solely because of peeling paint, broken glass,
stuck sash, or high air infiltration. These conditions, in themselves,
do not indicate that windows are beyond repair.

Protecting and maintaining the wood or metal which comprises
the window jamb, sash, and trim through appropriate treatments,
such as cleaning, paint removal, and reapplication of protective
coating systems.

Failing to protect and maintain window materials on a cyclical basis
so that deterioration of the window results.

Protecting windows against vandalism before work begins by
covering them and by installing alarm systems that are keyed into
local protection agencies.

Leaving windows unprotected and subject to vandalism before work
begins, thereby also allowing the interior to be damaged if it can be
accessed through unprotected windows.

Making windows weathertight by recaulking gaps in fixed joints
and replacing or installing weatherstripping.

WINDOWS
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Protecting windows from chemical cleaners, paint, or abrasion
during work on the exterior of the building.

Failing to protect historic windows from chemical cleaners, paint, or
abrasion when work is being done on the exterior of the building.

Protecting and retaining historic glass when replacing putty or
repairing other components of the window.

Failing to protect the historic glass when making window repairs.
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WINDOWS
RECOMMENDED
Sustaining the historic operability of windows by lubricating
friction points and replacing broken components of the operat
ing system (such as hinges, latches, sash chains or cords) and
replacing deteriorated gaskets or insulating units.

NOT RECOMMENDED
Failing to maintain windows and window components so that win
dows are inoperable, or sealing operable sash permanently.
Failing to repair and reuse window hardware such as sash lifts,
latches, and locks.

Adding storm windows with a matching or a one-over-one pane
configuration that will not obscure the characteristics of the his
toric windows. Storm windows improve energy efficiency and are
especially beneficial when installed over wood windows because
they also protect them from accelerated deterioration.
Adding interior storm windows as an alternative to exterior storm
windows when appropriate.

[18] The historic metal
storm windows in this
1920s office building
were retained and
repaired during the
rehabilitation project.

[19] Installing a
mockup of a proposed
replacement window
can be helpful to
evaluate how well the
new windows will match
the historic windows
that are missing or too
deteriorated to repair.
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[20 a-d] The original steel windows
in this industrial building were
successfully repaired as part of the
rehabilitation project (left).

WINDOWS
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WINDOWS
RECOMMENDED

NOT RECOMMENDED

Installing sash locks, window guards, removable storm windows,
and other reversible treatments to meet safety, security, or energy
conservation requirements.
Evaluating the overall condition of the windows to determine
whether more than protection and maintenance, such as repairs
to windows and window features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
window features.

Repairing window frames and sash by patching, splicing, consolidating, or otherwise reinforcing them using recognized preserva
tion methods. Repair may include the limited replacement in
kind or with a compatible substitute material of those extensively
deteriorated, broken, or missing components of features when
there are surviving prototypes, such as sash, sills, hardware, or
shutters.

Removing window features that could be stabilized, repaired, or
conserved using untested consolidants, improper repair techniques,
or unskilled personnel, potentially causing further damage to the
historic materials.
Replacing an entire window when repair of the window and limited
replacement of deteriorated or missing components are feasible.

Removing glazing putty that has failed and applying new putty;
or, if glass is broken, carefully removing all putty, replacing the
glass, and reputtying.
Installing new glass to replace broken glass which has the same
visual characteristics as the historic glass.
Replacing in kind an entire window that is too deteriorated to
repair (if the overall form and detailing are still evident) using
the physical evidence as a model to reproduce the feature or
when the replacement can be based on historic documentation.
If using the same kind of material is not feasible, then a compatible substitute material may be considered.
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Removing a character-defining window that is unrepairable or is not
needed for the new use and blocking up the opening, or replacing it
with a new window that does not match.
Using substitute material for the replacement that does not convey
the same appearance of the surviving components of the window or
that is physically incompatible.
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WINDOWS
RECOMMENDED

NOT RECOMMENDED

Modifying a historic single-glazed sash to accommodate insulated Modifying a historic single-glazed sash to accommodate insulated
glass when it will jeopardize the soundness of the sash or signifi
glass when it will not jeopardize the soundness of the sash or
cantly alter its appearance.
significantly alter its appearance.

[21] The windows on the
lower floor, which were
too deteriorated to repair,
were replaced with new
steel windows matching
the upper-floor historic
windows that were
retained.

Using low-e glass with the least visible tint in new or replacement
windows.

Using low-e glass with a dark tint in new or replacement windows,
thereby negatively impacting the historic character of the building.

Using window grids rather than true divided lights on windows on
the upper floors of high-rise buildings if they will not be notice
able.

Using window grids rather than true divided lights on windows in
low-rise buildings or on lower floors of high-rise buildings where
they will be noticeable, resulting in a change to the historic charac
ter of the building.

Ensuring that spacer bars in between double panes of glass are
the same color as the window sash.

Using spacer bars in between double panes of glass that are not the
same color as the window sash.

Replacing all of the components in a glazing system if they have
failed because of faulty design or materials that have deteriorated
with new material that will improve the window performance
without noticeably changing the historic appearance.

Replacing all of the components in a glazing system with new mate
rial that will noticeably change the historic appearance.

Replacing incompatible, non-historic windows with new windows
that are compatible with the historic character of the building; or
reinstating windows in openings that have been filled in.
The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new window or its components, such
as frames, sash, and glazing, when the historic feature is completely missing. It may be an accurate restoration based on
documentary and physical evidence, but only when the historic
feature to be replaced coexisted with the features currently on
the building. Or, it may be a new design that is compatible with
the size, scale, material, and color of the historic building.
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Creating an inaccurate appearance because the replacement for the
missing window is based upon insufficient physical or historic docu
mentation, is not a compatible design, or because the feature to be
replaced did not coexist with the features currently on the building.
Installing replacement windows made from other materials that are
not the same as the material of the original windows if they would
have a noticeably different appearance from the remaining historic
windows.

Page78 of 134

REHABILITATION

(b)

(a)

(c)
[22] Not Recommended: (a-b) The original wood windows in this late-19th-century
building, which were highly decorative, could likely have been repaired and retained.
(c) Instead, they were replaced with new windows that do not match the detailing of
the historic windows and, therefore, do not meet the Standards (above).
(b)
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[23] (a)This deteriorated
historic wood window
was repaired and
retained (b) in this
rehabilitation project.
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WINDOWS
RECOMMENDED

NOT RECOMMENDED

Alterations and Additions for a New Use
Adding new window openings on rear or other secondary, lessvisible elevations, if required by a new use. The new openings
and the windows in them should be compatible with the overall
design of the building but, in most cases, not duplicate the
historic fenestration.

Changing the number, location, size, or glazing pattern of windows
on primary or highly-visible elevations which will alter the historic
character of the building.
Cutting new openings on character-defining elevations or cutting
new openings that damage or destroy significant features.
Adding balconies at existing window openings or new window open
ings on primary or other highly-visible elevations where balconies
never existed and, therefore, would be incompatible with the his
toric character of the building.

Replacing windows that are too deteriorated to repair using the
same sash and pane configuration, but with new windows that
operate differently, if necessary, to accommodate a new use.
Any change must have minimal visual impact. Examples could
include replacing hopper or awning windows with casement
windows, or adding a realigned and enlarged operable portion of
industrial steel windows to meet life-safety codes.

Replacing a window that contributes to the historic character of
the building with a new window that is different in design (such as
glass divisions or muntin profiles), dimensions, materials (wood,
metal, or glass), finish or color, or location that will have a noticeably different appearance from the historic windows, which may
negatively impact the character of the building.

Installing impact-resistant glazing, when necessary for security,
so that it is compatible with the historic windows and does not
damage them or negatively impact their character.

Installing impact-resistant glazing, when necessary for security, that
is incompatible with the historic windows and that damages them
or negatively impacts their character.

Using compatible window treatments (such as frosted glass,
appropriate shades or blinds, or shutters) to retain the historic
character of the building when it is necessary to conceal mechan
ical equipment, for example, that the new use requires be placed
in a location behind a window or windows on a primary or highlyvisible elevation.

Removing a character-defining window to conceal mechanical
equipment or to provide privacy for a new use of the building by
blocking up the opening.
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ENTRANCES AND PORCHES
RECOMMENDED
Identifying, retaining, and preserving entrances and porches and
their functional and decorative features that are important in
defining the overall historic character of the building. The materi
als themselves (including masonry, wood, and metal) are signifi
cant, as are their features, such as doors, transoms, pilasters,
columns, balustrades, stairs, roofs, and projecting canopies.

NOT RECOMMENDED
Removing or substantially changing entrances and porches which
are important in defining the overall historic character of the build
ing so that, as a result, the character is diminished.
Cutting new entrances on a primary façade.
Altering utilitarian or service entrances so they compete visually
with the historic primary entrance; increasing their size so that they
appear significantly more important; or adding decorative details
that cannot be documented to the building or are incompatible with
the building’s historic character.

[24] Rotted boards
in the beaded-board
porch ceiling are being
replaced with new
matching beaded board.

Retaining a historic entrance or porch even though it will no
longer be used because of a change in the building’s function.

Removing a historic entrance or porch that will no longer be
required for the building’s new use.

Protecting and maintaining the masonry, wood, and metals which
comprise entrances and porches through appropriate surface
treatments, such as cleaning, paint removal, and reapplication of
protective coating systems.

Failing to protect and maintain entrance and porch materials on a
cyclical basis so that deterioration of entrances and porches results.

Protecting entrances and porches against arson and vandalism
before work begins by covering them and by installing alarm
systems keyed into local protection agencies.

Leaving entrances and porches unprotected and subject to vandal
ism before work begins, thereby also allowing the interior to be
damaged if it can be accessed through unprotected entrances.

Protecting entrance and porch features when working on other
features of the building.

Failing to protect materials and features when working on other
features of the building.

Evaluating the overall condition of entrances and porches to
determine whether more than protection and maintenance, such
as repairs to entrance and porch features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
entrance and porch features.

Repairing entrances and porches by patching, splicing, consolidating, and otherwise reinforcing them using recognized preser
vation methods. Repair may include the limited replacement in
kind or with a compatible substitute material of those extensively
deteriorated features or missing components of features when
there are surviving prototypes, such as balustrades, columns, and
stairs.

Removing entrances and porches that could be stabilized, repaired,
and conserved, or using untested consolidants, improper repair
techniques, or unskilled personnel, potentially causing further
damage to historic materials.

ENTRANCES AND PORCHES
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Replacing an entire entrance or porch feature when repair of the
feature and limited replacement of deteriorated or missing compo
nents are feasible.
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ENTRANCES AND PORCHES
RECOMMENDED
Replacing in kind an entire entrance or porch that is too deteriorated to repair (if the overall form and detailing are still evident)
using the physical evidence as a model to reproduce the feature
or when the replacement can be based on historic documenta
tion. If using the same kind of material is not feasible, then a
compatible substitute material may be considered.

NOT RECOMMENDED
Removing an entrance or porch that is unrepairable and not replac
ing it, or replacing it with a new entrance or porch that does not
match.
Using a substitute material for the replacement that does not
convey the same appearance of the surviving components of
entrance or porch features or that is physically incompatible.

[25] The new infill
designs for the garage
door openings in this
commercial building (a)
converted for restaurant
use and in this mill
building (b) rehabilitated
for residential use are
compatible with the
historic character of the
buildings.
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REHABILITATION

ENTRANCES AND PORCHES
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new entrance or porch when the
historic feature is completely missing or has previously been
replaced by one that is incompatible. It may be an accurate restoration based on documentary and physical evidence, but only
when the historic entrance or porch to be replaced coexisted with
the features currently on the building. Or, it may be a new design
that is compatible with the size, scale, material, and color of the
historic building.

Creating an inaccurate appearance because the replacement for
the missing entrance or porch is based upon insufficient physical or
historic documentation, is not a compatible design, or because the
feature to be replaced did not coexist with the features currently on
the building.

Alterations and Additions for a New Use
Enclosing historic porches on secondary elevations only, when
required by a new use, in a manner that preserves the historic
character of the building (e.g., using large sheets of glass and
recessing the enclosure wall behind existing posts and balus
trades).

Enclosing porches in a manner that results in a diminution or loss
of historic character by using solid materials rather than clear glaz
ing, or by placing the enclosure in front of, rather than behind, the
historic features.

Constructing secondary or service entrances and porches that are
Designing and constructing additional entrances or porches on
incompatible in size and scale or detailing with the historic building
secondary elevations when required for the new use in a manner
that preserves the historic character of the building (i.e., ensuring or that obscure, damage, or destroy character-defining features.
that the new entrance or porch is clearly subordinate to historic
primary entrances or porches).

[26] Not Recommended: Installing a screened
enclosure is never recommended on a front or
otherwise prominent historic porch. In limited
instances, it may be possible to add screening on a
porch at the rear or on a secondary façade; however,
the enclosure should match the color of the porch and
be placed behind columns and railings so that it does
not obscure these features.

ENTRANCES AND PORCHES
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STOREFRONTS
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving storefronts and their functional and decorative features that are important in defining the
overall historic character of the building. The storefront materials
(including wood, masonry, metals, ceramic tile, clear glass, and
pigmented structural glass) and the configuration of the storefront are significant, as are features, such as display windows,
base panels, bulkheads, signs, doors, transoms, kick plates,
corner posts, piers, and entablatures. The removal of inappropriate, non-historic cladding, false mansard roofs, and other later,
non-significant alterations can help reveal the historic character
of the storefront.

Removing or substantially changing storefronts and their features
which are important in defining the overall historic character of the
building so that, as a result, the character is diminished.
Changing the storefront so that it has a residential rather than commercial appearance.
Introducing features from an earlier period that are not compatible
with the historic character of the storefront.
Changing the location of the storefront’s historic main entrance.
Replacing or covering a glass transom with solid material or inap
propriate signage, or installing an incompatible awning over it.

Retaining later, non-original features that have acquired signifi
cance over time.

Removing later features that may have acquired significance.

[28] This new storefront,
which replaced one
that was missing, is
compatible with the
historic character of the
building.
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REHABILITATION

STOREFRONTS
RECOMMENDED

NOT RECOMMENDED

Protecting and maintaining masonry, wood, glass, ceramic tile,
and metals which comprise storefronts through appropriate
treatments, such as cleaning, paint removal, and reapplication of
protective coating systems.

Failing to protect and maintain storefront materials on a cyclical
basis so that deterioration of storefront features results.

Protecting storefronts against arson and vandalism before work
begins by covering windows and doors and by installing alarm
systems keyed into local protection agencies.

Leaving the storefront unprotected and subject to vandalism before
work begins, thereby also allowing the interior to be damaged if it
can be accessed through unprotected entrances.

Protecting the storefront when working on other features of the
building.

Failing to protect the storefront when working on other features of
the building.

Evaluating the overall condition of the storefront to determine
whether more than protection and maintenance, such as repairs
to storefront features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
storefront features.

[27] This original c. 1940s
storefront, with its characterdefining angled and curved
glass display window and
recessed entrance with a
decorative terrazzo paving, is
in good condition and should
be retained in a rehabilitation
project.
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STOREFRONTS
RECOMMENDED

NOT RECOMMENDED

Repairing storefronts by patching, splicing, consolidating, or
otherwise reinforcing them using recognized preservation meth
ods. Repair may include the limited replacement in kind or with
a compatible substitute material of those extensively deteriorated
or missing components of storefronts when there are surviving
prototypes, such as transoms, base panels, kick plates, piers, or
signs.

Removing storefronts that could be stabilized, repaired, and conserved, or using untested consolidants, improper repair techniques,
or unskilled personnel, potentially causing further damage to
historic materials.

Replacing in kind an entire storefront that is too deteriorated to
repair (if the overall form and detailing are still evident) using
the physical evidence as a model to reproduce the feature or
when the replacement can be based on historic documentation.
If using the same kind of material is not feasible, then a compat
ible substitute material may be considered.

Replacing a storefront feature when repair of the feature and
limited replacement of deteriorated or missing components are
feasible.
Using a substitute material for the replacement that does not
convey the same appearance of the surviving components of the
storefront or that is physically incompatible.
Removing a storefront that is unrepairable and not replacing it or
replacing it with a new storefront that does not match.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new storefront when the historic
storefront is completely missing or has previously been replaced
by one that is incompatible. It may be an accurate restoration
based on documentary and physical evidence, but only when
the historic storefront to be replaced coexisted with the features
currently on the building. Or, it may be a new design that is
compatible with the size, scale, material, and color of the historic
building.

HD-21-20

Creating an inaccurate appearance because the replacement for
the missing storefront is based upon insufficient physical or historic
documentation, is not a compatible design, or because the feature
to be replaced did not coexist with the features currently on the
building.
Using new, over-scaled, or internally-lit signs unless there is a historic precedent for them or using other types of signs that obscure,
damage, or destroy character-defining features of the storefront and
the building.
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STOREFRONTS
RECOMMENDED
Replacing missing awnings or canopies that can be historically
documented to the building, or adding new signage, awnings, or
canopies that are compatible with the historic character of the
building.

NOT RECOMMENDED
Adding vinyl awnings, or other awnings that are inappropriately
sized or shaped, which are incompatible with the historic character
of the building; awnings that do not extend over the entire length of
the storefront; or large canopies supported by posts that project out
over the sidewalk, unless their existence can be historically docu
mented.

Alterations and Additions for a New Use
Retaining the glazing and the transparency (i.e., which allows the
openness of the interior to be experienced from the exterior) that
is so important in defining the character of a historic storefront
when the building is being converted for residential use. Window
treatments (necessary for occupants’ privacy) should be installed
that are uniform and compatible with the commercial appearance
of the building, such as screens or wood blinds. When display
cases still exist behind the storefront, the screening should be set
at the back of the display case.

Replacing storefront glazing with solid material for occupants’ pri
vacy when the building is being converted for residential use.
Installing window treatments in storefront windows that have a resi
dential appearance, which are incompatible with the commercial
character of the building.
Installing window treatments that are not uniform in a series of
repetitive storefront windows.


[29] The rehabilitation of the 1910 Ma’alaea
General
Store (a), which served the workers’ camp at the
Wailuku Sugar Company on the Hawaiian island of Maui,
included the reconstruction of the original parapet (b).

STOREFRONTS
116 HD-21-20

2020 October HDC

Page88 of 134

REHABILITATION

CURTAIN WALLS
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving curtain wall systems and
their components (metal framing members and glass or opaque
panels) that are important in defining the overall historic charac
ter of the building. The design of the curtain wall is significant,
as are its component materials (metal stick framing and panel
materials, such as clear or spandrel glass, stone, terra cotta,
metal, and fiber-reinforced plastic), appearance (e.g., glazing
color or tint, transparency, and reflectivity), and whether the glaz
ing is fixed, operable or louvered glass panels. How a curtain wall
is engineered and fabricated, and the fact that it expands and
contracts at a different rate from the building’s structural system,
are important to understand when undertaking the rehabilitation
of a curtain wall system.

Removing or substantially changing curtain wall components which
are important in defining the overall historic character of the building so that, as a result, the character is diminished.

Protecting and maintaining curtain walls and their components
through appropriate surface treatments, such as cleaning, paint
removal, and reapplication of protective coating systems; and by
making them watertight and ensuring that sealants and gaskets
are in good condition.

Failing to protect and maintain curtain wall components on a cycli
cal basis so that deterioration of curtain walls results.

Protecting ground-level curtain walls from vandalism before work
begins by covering them, while ensuring adequate ventilation,
and by installing alarm systems keyed into local protection
agencies.

Leaving ground-level curtain walls unprotected and subject to van
dalism before work begins, thereby also allowing the interior to be
damaged if it can be accessed through unprotected glazing.

Protecting curtain walls when working on other features of the
building.

Failing to protect curtain walls when working on other features of
the building.

Cleaning curtain wall systems only when necessary to halt dete
rioration or to remove heavy soiling.

Cleaning curtain wall systems when they are not heavily soiled,
thereby needlessly introducing chemicals or moisture into historic
materials.

HD-21-20

Replacing historic curtain wall features instead of repairing or
replacing only the deteriorated components.

Failing to identify, evaluate, and treat various causes of curtain wall
failure, such as open gaps between components where sealants
have deteriorated or are missing.
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CURTAIN WALLS
RECOMMENDED

NOT RECOMMENDED

Carrying out cleaning tests, when it has been determined that
cleaning is appropriate, using only cleaning materials that will
not damage components of the system, including factory-applied
finishes. Test areas should be examined to ensure that no
damage has resulted.

Cleaning curtain wall systems without testing or using cleaning
materials that may damage components of the system.

Evaluating the overall condition of curtain walls to determine
whether more than protection and maintenance, such as repair of
curtain wall components, will be necessary.

Failing to undertake adequate measures to protect curtain wall
components.

Repairing curtain walls by ensuring that they are watertight by
augmenting existing components or replacing deteriorated or
missing sealants or gaskets, where necessary, to seal any gaps
between system components. Repair may include the limited
replacement of those extensively deteriorated or missing compo
nents of curtain walls when there are surviving prototypes.

Removing curtain wall components that could be repaired or using
improper repair techniques.
Replacing an entire curtain wall system when repair of materials
and limited replacement of deteriorated or missing components are
feasible.

Applying sealants carefully so that they are not readily visible.

CURTAIN WALLS
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Replacing in kind a component or components of a curtain wall
system that are too deteriorated to repair (if the overall form and
detailing are still evident) using the physical evidence as a model
to reproduce the feature. If using the same kind of material is not
feasible, then a compatible substitute material may be consid
ered as long as it has the same finish and appearance.

Removing a curtain wall component or the entire system, if neces
sary, that is unrepairable and not replacing it or replacing it with a
new component or system that does not convey the same appearance.

Replacing masonry, metal, glass, or other components of a
curtain wall system (or the entire system, if necessary) which
have failed because of faulty design with substitutes that match
the original as closely as possible and which will reestablish the
viability and performance of the system.

Using substitute material for the replacement that does not convey
the same appearance of the surviving components of the curtain
wall or that is physically incompatible.
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[31 a-c:] (a) The
rehabilitation of the
First Federal Savings
and Loan Association
building in Birmingham,
AL, constructed in 1961,
required replacing the
deteriorated historic
curtain wall system
because the framing and
the fasteners holding
the spandrel glass
and the windows had
failed. (b) Comparative
drawings show that the
differences between the
replacement system,
which incorporated new
insulated glass to meet
wind-load requirements,
and the original system
are minimal. (c) The
replacement system,
shown after completion
of the project, has not
altered the historic
character of the building.

[30] Rather than replace the original curtain wall system of the 1954 Simms
Building in Albuquerque, NM, with a different color tinted glass or coat it with a nonhistoric reflective film, the HVAC system was updated to improve energy efficiency.
Photo: Harvey M. Kaplan.
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CURTAIN WALLS
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new curtain wall or its components
when the historic feature is completely missing. It may be an
accurate restoration based on documentary and physical evi
dence, but only when the historic feature to be replaced coex
isted with the features currently on the building. Or, it may be a
new design that is compatible with the size, scale, material, and
color of the historic building.

Creating an inaccurate appearance because the replacement for
the missing curtain wall component is based upon insufficient
physical or historic documentation, is not a compatible design, or
because the feature did not coexist with the features currently on
the building.
Introducing a new curtain wall component that is incompatible in
size, scale, material, color, and finish.

Alterations and Additions for a New Use

CURTAIN WALLS
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Installing new glazing or an entire new curtain wall system, when
necessary to meet safety-code requirements, with dimensions,
detailing, materials, colors, and finish as close as possible to the
historic curtain wall components.

Installing new glazing or an entire new curtain wall system, when
necessary to meet safety-code requirements, with dimensions and
detailing that is significantly different from the historic curtain wall
components.

Installing impact-resistant glazing, when necessary for security,
so that it is compatible with the historic windows and does not
damage them or negatively impact their character.

Installing impact-resistant glazing in a curtain wall system, when
necessary for security, that is incompatible with the historic curtain
walls and damages them or negatively impacts their character.

2020 October HDC

Page92 of 134

REHABILITATION

STRUCTURAL SYSTEMS
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving structural systems and vis
ible features of systems that are important in defining the overall
historic character of the building. This includes the materials that
comprise the structural system (i.e., wood, metal and masonry),
the type of system, and its features, such as posts and beams,
trusses, summer beams, vigas, cast-iron or masonry columns,
above-grade stone foundation walls, or load-bearing masonry
walls.

Removing or substantially changing visible features of historic
structural systems which are important in defining the overall his
toric character of the building so that, as a result, the character is
diminished.
Overloading the existing structural system, or installing equipment
or mechanical systems which could damage the structure.
Replacing a load-bearing masonry wall that could be augmented
and retained.
Leaving known structural problems untreated, such as deflected
beams, cracked and bowed walls, or racked structural members.

Protecting and maintaining the structural system by keeping
gutters and downspouts clear and roofing in good repair; and
by ensuring that wood structural members are free from insect
infestation.

Failing to protect and maintain the structural system on a cyclical
basis so that deterioration of the structural system results.
Using treatments or products that may retain moisture, which
accelerates deterioration of structural members.

[33] Retaining as much
as possible of the
historic wood sill plate
and replacing only the
termite-damaged wood is
always the preferred and
recommended treatment.
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STRUCTURAL SYSTEMS
RECOMMENDED

NOT RECOMMENDED

Evaluating the overall condition of the structural system to deter
mine whether more than protection and maintenance, such as
repairs to structural features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
structural systems.

Repairing the structural system by augmenting individual com
ponents, using recognized preservation methods. For example,
weakened structural members (such as floor framing) can be
paired or sistered with a new member, braced, or otherwise
supplemented and reinforced.

Upgrading the building structurally in a manner that diminishes the
historic character of the exterior or that damages interior features or
spaces.
Replacing a historic structural feature in its entirety or in part when
it could be repaired or augmented and retained.

[32] (a-b) The rehabilitation of the 1892 Carson Block Building in Eureka, CA, for
its owner, the Northern California Indian Development Council, included recreating
the missing corner turret and sensitively introducing seismic reinforcement (c)
shown here (opposite page) in a secondary upper floor office space. Photos: Page
& Turnbull.
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STRUCTURAL SYSTEMS
RECOMMENDED

NOT RECOMMENDED

Installing seismic or structural reinforcement, when necessary,
in a manner that minimizes its impact on the historic fabric and
character of the building.
Replacing in kind or with a compatible substitute material large
portions or entire features of the structural system that are either
extensively damaged or deteriorated or that are missing when
there are surviving prototypes, such as cast-iron columns, trusses,
or masonry walls. Substitute material must be structurally suf
ficient, physically compatible with the rest of the system, and,
where visible, must have the same form, design, and appearance
as the historic feature.

Using substitute material that does not equal the load-bearing
capabilities of the historic material; does not convey the same
appearance of the historic material, if it is visible; or is physically
incompatible.
Installing a visible or exposed structural replacement feature that
does not match.

Replacing to match any interior features or finishes that may
have to be removed to gain access to make structural repairs, and
reusing salvageable material.
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STRUCTURAL SYSTEMS
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Alterations and Additions for a New Use
Limiting any new excavations next to historic foundations to avoid Carrying out excavations or regrading land adjacent to a historic
building which could cause the historic foundation to settle, shift,
undermining the structural stability of the building or adjacent
or fail, or which could destroy significant archeological resources.
historic buildings. The area next to the building foundation
should be investigated first to ascertain potential damage to site
features or archeological resources.
Correcting structural deficiencies needed to accommodate a new
use in a manner that preserves the structural system and indi
vidual character-defining features.

Making substantial changes to significant interior spaces or damag
ing or destroying features or finishes that are character defining to
correct structural deficiencies.

Designing and installing new mechanical or electrical equipment,
when necessary, in a manner that minimizes the number and size
of cuts or holes in structural members.

Installing new mechanical or electrical equipment in a manner
which reduces the load-bearing capacity of historic structural mem
bers.

Inserting a new floor that damages or destroys the structural system
Inserting a new floor when required for the new use if it does not
negatively impact the historic character of the interior space; and or abuts window glazing and is visible from the exterior of the buildif it does not damage the structural system, does not abut window ing and, thus, negatively impacts its historic character.
glazing, and is not visible from the exterior of the building.
Creating an atrium, light court, or lightwell to provide natural
light when required for a new use only when it can be done in
a manner that preserves the structural system and the historic
character of the building.

STRUCTURAL SYSTEMS
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Removing structural features to create an atrium, light court, or
lightwell if it negatively impacts the historic character of the building.
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MECHANICAL SYSTEMS: HEATING, AIR CONDITIONING, ELECTRICAL, AND PLUMBING
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving visible features of early
mechanical systems that are important in defining the overall
historic character of the building, such as radiators, vents, fans,
grilles, and plumbing and lighting fixtures.

Removing or substantially changing visible features of mechanical
systems that are important in defining the overall historic character
of the building so that, as a result, the character is diminished.

Protecting and maintaining mechanical, plumbing, and electrical
systems and their features through cyclical maintenance.

Failing to protect and maintain a functioning mechanical system,
plumbing, and electrical systems and their visible features on a
cyclical basis so that their deterioration results.

Improving the energy efficiency of existing mechanical systems
to help reduce the need for a new system by installing storm
windows, insulating attics and crawl spaces, or adding awnings,
if appropriate.
Evaluating the overall condition of mechanical systems to deter
mine whether more than protection and maintenance, such as
repairs to mechanical system components, will be necessary.

Failing to undertake adequate measures to ensure the protection of
mechanical system components.

Repairing mechanical systems by augmenting or upgrading
system components (such as installing new pipes and ducts),
rewiring, or adding new compressors or boilers.

Replacing a mechanical system when its components could be
upgraded and retained.

Installing a visible replacement feature of a mechanical system, if it
Replacing in kind or with a compatible substitute material those
extensively deteriorated or missing visible features of mechanical is important in defining the historic character of the building, that
systems when there are surviving prototypes, such as ceiling fans, does not convey the same appearance.
radiators, grilles, or plumbing fixtures.
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MECHANICAL SYSTEMS: HEATING, AIR CONDITIONING, ELECTRICAL, AND PLUMBING
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Alterations and Additions for a New Use

MECHANICAL SYSTEMS
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Installing a new mechanical system, if required, so that it results
in the least alteration possible to the historic building and its
character-defining features.

Installing a new mechanical system so that character-defining
structural or interior features are radically changed, damaged, or
destroyed.

Providing adequate structural support for the new mechanical
equipment.

Failing to consider the weight and design of new mechanical equip
ment so that, as a result, historic structural members or finished
surfaces are weakened or cracked.

Installing new mechanical and electrical systems and ducts,
pipes, and cables in closets, service areas, and wall cavities to
preserve the historic character of the interior space.

Installing systems and ducts, pipes, and cables in walls or ceilings
in a manner that results in extensive loss or damage or otherwise
obscures historic building materials and character-defining features.

Concealing HVAC ductwork in finished interior spaces, when pos
sible, by installing it in secondary spaces (such as closets, attics,
basements, or crawl spaces) or in appropriately-located, furreddown soffits.

Leaving HVAC ductwork exposed in most finished spaces or install
ing soffits in a location that will negatively impact the historic
character of the interior or exterior of the building.

Installing exposed ductwork in a finished space when necessary
to protect and preserve decorative or other features (such as
column capitals, pressed-metal or ornamental plaster ceilings,
coffers, or beams) that is painted, and appropriately located so
that it will have minimal impact on the historic character of the
space.

Installing exposed ductwork in a finished space when necessary to
protect and preserve decorative or other features that is not painted,
or is located where it will negatively impact the historic character of
the space.

Lowering ceilings, installing a dropped ceiling, or constructing
soffits to conceal ductwork in a finished space when this will not
result in extensive loss or damage to historic materials or decora
tive and other features, and will not change the overall character
of the space or the exterior appearance of the building (i.e.,
lowered ceilings or soffits visible through window glazing).

Lowering ceilings, installing a dropped ceiling, or constructing sof
fits to conceal ductwork in a finished space in a manner that results
in extensive loss or damage to historic materials or decorative and
other features, and will change the overall character of the space or
the exterior appearance of the building.
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MECHANICAL SYSTEMS: HEATING, AIR CONDITIONING, ELECTRICAL, AND PLUMBING
RECOMMENDED

NOT RECOMMENDED

Installing appropriately located, exposed ductwork in historicallyunfinished interior spaces in industrial or utilitarian buildings.
Installing a split system mechanical unit in a manner that will
have minimal impact on the historic character of the interior and
result in minimal loss of historic building material.

Installing a split system mechanical unit without considering its
impact on the historic character of the interior or the potential loss
of historic building material.

Installing heating or air conditioning window units only when
the installation of any other system would result in significant
damage or loss of historic materials or features.
Installing mechanical equipment on the roof, when necessary,
so that it is minimally visible to preserve the building’s historic
character and setting.

Installing mechanical equipment on the roof that is overly large or
highly visible and negatively impacts the historic character of the
building or setting.

Placing air conditioning compressors in a location on a secondary
elevation of the historic building that is not highly visible.

Placing air conditioning compressors where they are highly visible
and negatively impact the historic character of the building or
setting.

[34] The new ceiling
ducts installed during
the conversion of this
historic office building
into apartments are
minimal in design and
discretely placed above
the windows.
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INTERIOR SPACES, FEATURES, AND FINISHES
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving a floor plan or interior
spaces, features, and finishes that are important in defining
the overall historic character of the building. Significant spatial
characteristics include the size, configuration, proportion, and
relationship of rooms and corridors; the relationship of features to
spaces; and the spaces themselves, such as lobbies, lodge halls,
entrance halls, parlors, theaters, auditoriums, gymnasiums, and
industrial and commercial interiors. Color, texture, and pattern
are important characteristics of features and finishes, which can
include such elements as columns, plaster walls and ceilings,
flooring, trim, fireplaces and mantels, paneling, light fixtures,
hardware, decorative radiators, ornamental grilles and registers,
windows, doors, and transoms; plaster, paint, wallpaper and wall
coverings, and special finishes, such as marbleizing and graining;
and utilitarian (painted or unpainted) features, including wood,
metal, or concrete exposed columns, beams, and trusses and
exposed load-bearing brick, concrete, and wood walls.

Altering a floor plan, or interior spaces (including individual rooms),
features, and finishes, which are important in defining the overall
historic character of the building so that, as a result, the character
is diminished.
Altering the floor plan by demolishing principal walls and partitions
for a new use.
Altering or destroying significant interior spaces by inserting addi
tional floors or lofts; cutting through floors to create lightwells, light
courts, or atriums; lowering ceilings; or adding new walls or remov
ing historic walls.
Relocating an interior feature, such as a staircase, so that the circulation pattern and the historic relationship between features and
spaces are altered.
Installing new material that obscures or damages character-defining
interior features or finishes.
Removing paint, plaster, or other finishes from historically-finished
interior surfaces to create a new appearance (e.g., removing plaster
to expose brick walls or a brick chimney breast, stripping paint from
wood to stain or varnish it, or removing a plaster ceiling to expose
unfinished beams).
Applying paint, plaster, or other coatings to surfaces that have been
unfinished historically, thereby changing their character.
Changing the type of finish or its color, such as painting a histori
cally-varnished wood feature, or removing paint from a historicallypainted feature.

INTERIOR SPACES, FEATURES, AND FINISHES
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INTERIOR SPACES, FEATURES, AND FINISHES
RECOMMENDED

NOT RECOMMENDED

Retaining decorative or other character-defining features or
finishes that typify the showroom or interior of a historic store,
such as a pressed-metal ceiling, a beaded-board ceiling, or
wainscoting.

Removing decorative or other character-defining features or finishes
that typify the showroom or interior of a historic store, such as a
pressed-metal ceiling, a beaded-board ceiling, or wainscoting.

Protecting and maintaining historic materials (including plas
ter, masonry, wood, and metals) which comprise interior spaces
through appropriate surface treatments, such as cleaning, paint
removal, and reapplication of protective coating systems.

Failing to protect and maintain interior materials and finishes on a
cyclical basis so that deterioration of interior features results.

Protecting interior features and finishes against arson and vandal- Leaving the building unprotected and subject to vandalism before
work begins, thereby allowing the interior to be damaged if it can be
ism before project work begins by erecting temporary fencing or
accessed through unprotected entrances.
by covering broken windows and open doorways, while ensuring
adequate ventilation, and by installing alarm systems keyed into
local protection agencies.
Protecting interior features (such as a staircase, mantel, flooring,
or decorative finishes) from damage during project work by cover
ing them with plywood, heavy canvas, or plastic sheeting.

HD-21-20

Failing to protect interior features and finishes when working on the
interior.
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[35] (a) Although
deteriorated, the
historic school corridor,
shown on the left, with
its character-defining
features, including doors
and transoms, was
retained and repaired as
part of the rehabilitation
project (b).
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[36] The elaborate
features and finishes
of this historic banking
hall in the Union Trust
Company Building, in
Cleveland, OH, were
retained and repaired as
part of its conversion into
a food market.
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INTERIOR SPACES, FEATURES, AND FINISHES
RECOMMENDED
Removing damaged or deteriorated paint and finishes only to
the next sound layer using the gentlest method possible prior to
repainting or refinishing using compatible paint or other coating
systems.

NOT RECOMMENDED
Using potentially damaging methods, such as open-flame torches or
abrasive techniques, to remove paint or other coatings.
Removing paint that is firmly adhered to interior surfaces.

Using abrasive cleaning methods only on the interior of industrial Using abrasive methods anywhere but utilitarian and industrial
interior spaces or when there are other methods that are less likely
or warehouse buildings with utilitarian, unplastered masonry
walls and where wood features are not finished, molded, beaded, to damage the surface of the material.
or worked by hand. Low-pressure abrasive cleaning (e.g., sand
blasting or other media blasting) should only be considered if test
patches show no surface damage and after gentler methods have
proven ineffective.
Evaluating the overall condition of the interior materials, features, Failing to undertake adequate measures to ensure the protection of
interior materials, features, and finishes.
and finishes to determine whether more than protection and
maintenance, such as repairs to features and finishes, will be
necessary.
Repairing interior features and finishes by patching, splicing,
consolidating, or otherwise reinforcing the materials using recognized preservation methods. Repairs may include the limited
replacement in kind or with a compatible substitute material of
those extensively deteriorated or missing parts of interior features
when there are surviving prototypes, such as stairs, balustrades,
wood paneling, columns, decorative wall finishes, and ornamental
pressed-metal or plaster ceilings. Repairs should be physically
and visually compatible.

HD-21-20

Removing materials that could be repaired or using improper repair
techniques.
Replacing an entire interior feature (such as a staircase, mantel, or
door surround) or a finish (such as a plaster) when repair of materi
als and limited replacement of deteriorated or missing components
are feasible.
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[37] Exposed and painted
ducts were appropriately
installed here in a retail
space in Denver’s historic
Union Station after
considering other options
that would have impacted
the ceiling height, or
damaged or obscured the
ornamental plaster crown
molding. Photo: Heritage
Consulting Group.

[39] Leaving the ceiling
structure exposed
and installing exposed
ductwork where it
does not impact
the windows, are
appropriate treatments
when rehabilitating an
industrial building for
another use.
[38] The rehabilitation
project retained the
industrial character of this
historic factory building,
which included installation
of a fire-rated, clear glass
enclosure that allows the
stairway, an important
interior feature, to remain
visible.
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INTERIOR SPACES, FEATURES, AND FINISHES
RECOMMENDED

NOT RECOMMENDED

Replacing in kind an entire interior feature that is too deterio
rated to repair (if the overall form and detailing are still evident)
using the physical evidence as a model to reproduce the feature.
Examples could include wainscoting, window and door surrounds,
or stairs. If using the same kind of material is not feasible, then a
compatible substitute material may be considered.

Removing a character-defining interior feature that is unrepairable
and not replacing it, or replacing it with a new feature or finish that
does not match the historic feature.
Using a substitute material for the replacement that does not
convey the same appearance of the interior feature or that is physi
cally incompatible.
Using a substitute material for the replacement that does not
convey the same appearance of the interior feature or that is physi
cally incompatible.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new interior feature or finish when
the historic feature or finish is completely missing. This could
include missing walls, stairs, mantels, wood trim, and plaster, or
even entire rooms if the historic spaces, features, and finishes
are missing or have been destroyed by inappropriate alterations.
The design may be an accurate restoration based on documentary
and physical evidence, but only when the feature or finish to be
replaced coexisted with the features currently in the building. Or,
it may be a new design that is compatible with the size, scale,
material, and color of the historic building.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation; is not a compatible design; or because the feature
did not coexist with the feature currently on the building.
Introducing a new interior feature or finish that is incompatible in
size, scale, material, color, and finish.

Alterations and Additions for a New Use
Installing new or additional systems required for a new use for
the building, such as bathrooms and mechanical equipment, in
secondary spaces to preserve the historic character of the most
significant interior spaces.

HD-21-20

Subdividing primary spaces, lowering ceilings, or damaging or
obscuring character-defining features (such as fireplaces, windows,
or stairways) to accommodate a new use for the building.
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INTERIOR SPACES, FEATURES, AND FINISHES
RECOMMENDED
Installing new mechanical and electrical systems and ducts,
pipes, and cables in closets, service areas, and wall cavities to
preserve the historic character of interior spaces, features, and
finishes.

NOT RECOMMENDED
Installing ducts, pipes, and cables where they will obscure charac
ter-defining features or negatively impact the historic character of
the interior.

Creating open work areas, when required by the new use, by
selectively removing walls only in secondary spaces, less sig
nificant upper floors, or other less-visible locations to preserve
primary public spaces and circulation systems.
Retaining the configuration of corridors, particularly in buildings with multiple floors with repetitive plans (such as office
and apartment buildings or hotels), where not only the floor plan
is character defining, but also the width and the length of the
corridor, doorways, transoms, trim, and other features, such as
wainscoting and glazing.

Making extensive changes to the character of significant historic
corridors by narrowing or radically shortening them, or removing
their character-defining features.

Reusing decorative material or features that had to be removed as Discarding historic material when it can be reused to replace misspart of the rehabilitation work (including baseboards, door casing, ing or damaged features elsewhere in the building, or reusing matepaneled doors, and wainscoting) and reusing them in areas where rial in a manner that may convey a false sense of history.
these features are missing or are too deteriorated to repair.
Installing permanent partitions in secondary, rather than pri
mary, spaces whenever feasible. Removable partitions or partialheight walls that do not destroy the sense of space often may be
installed in large character-defining spaces when required by a
new use.

Installing partitions that abut windows and glazing or that damage
or obscure character-defining spaces, features, or finishes.

Enclosing a character-defining interior stairway, when required by
code, with fire-rated glass walls or large, hold-open doors so that
the stairway remains visible and its historic character is retained.

Enclosing a character-defining interior stairway for safety or func
tional reasons in a manner that conceals it or destroys its character.

Locating new, code-required stairways or elevators in secondary
and service areas of the historic building.

Making incompatible changes or damaging or destroying characterdefining spaces, features, or finishes when adding new coderequired stairways and elevators.
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[41] Not Recommended:
Leaving fragments
of deteriorated or
“sculpted” plaster is not
a compatible treatment
for either finished or
unfinished interior
spaces.

[40] Not Recommended:
Removing a finished
ceiling and leaving the
structure exposed in a
historic retail space does
not meet the Standards
for Rehabilitation.

HD-21-20

2020 October HDC

INTERIOR SPACES, FEATURES, AND
FINISHES
Page107
of 134

135

REHABILITATION

INTERIOR SPACES, FEATURES, AND FINISHES
RECOMMENDED

NOT RECOMMENDED

Creating an atrium, light court, or lightwell to provide natural
light when required for a new use only when it can be done in a
manner that preserves significant interior spaces, features, and
finishes or important exterior elevations.

Destroying or damaging character-defining interior spaces, features,
or finishes, or damaging the structural system to create an atrium,
light court, or lightwell.

Inserting a new floor, mezzanine, or loft when required for a new
use if it does not damage or destroy significant interior features
and finishes and is not visible from the exterior of the building.

Inserting a new floor, mezzanine, or loft that damages or destroys
significant interior features or abuts window glazing and is visible
from the exterior of the building, and, thus, negatively impacts its
historic character.

Inserting a new floor, when necessary for a new use, only in large
assembly spaces that are secondary to another assembly space
in the building; in a space that has been greatly altered; or where
character-defining features have been lost or are too deteriorated
to repair.

Inserting a new floor in significant, large assembly spaces with
distinctive features and finishes, which negatively impacts their
historic character.

Installing exposed ductwork in a finished space when necessary
to protect and preserve decorative or other features (such as
column capitals, ornamental plaster or pressed-metal ceilings,
coffers, or beams) that is designed, painted, and appropriately
located so that it will have minimal impact on the historic char
acter of the space.

Installing exposed ductwork in a finished space when necessary to
protect and preserve decorative or other features that is not painted,
or is located where it will negatively impact the historic character of
the space.

Lowering ceilings, installing a dropped ceiling, or constructing
soffits to conceal ductwork in a finished space when they will not
result in extensive loss or damage to historic materials or decora
tive and other features, and will not change the overall character
of the space or the exterior appearance of the building (i.e.,
lowered ceilings or soffits visible through window glazing).

Lowering ceilings, installing a dropped ceiling, or constructing sof
fits to conceal ductwork in a finished space in a manner that results
in extensive loss or damage to historic materials or decorative and
other features, and will change the overall character of the space or
the exterior appearance of the building.

Installing a split system mechanical unit in a manner that will
have minimal impact on the historic character of the interior and
will result in minimal loss of historic building material.

Installing a split system mechanical unit without considering its
impact on the historic character of the interior or the potential loss
of historic building material.
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BUILDING SITE
RECOMMENDED
Identifying, retaining, and preserving features of the building site
that are important in defining its overall historic character. Site
features may include walls, fences, or steps; circulation systems,
such as walks, paths or roads; vegetation, such as trees, shrubs,
grass, orchards, hedges, windbreaks, or gardens; landforms, such
as hills, terracing, or berms; furnishings and fixtures, such as
light posts or benches; decorative elements, such as sculpture,
statuary, or monuments; water features, including fountains,
streams, pools, lakes, or irrigation ditches; and subsurface arche
ological resources, other cultural or religious features, or burial
grounds which are also important to the site.

NOT RECOMMENDED
Removing or substantially changing buildings and their features
or site features which are important in defining the overall historic
character of the property so that, as a result, the character is dimin
ished.

[42] This garden is an
important characterdefining landscape
feature on this college
campus.
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BUILDING SITE
RECOMMENDED
Retaining the historic relationship between buildings and the
landscape.

NOT RECOMMENDED
Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the land
scape.
Removing or relocating buildings on a site or in a complex of related
historic structures (such as a mill complex or farm), thereby dimin
ishing the historic character of the site or complex.
Moving buildings onto the site, thereby creating an inaccurate his
toric appearance.
Changing the grade level of the site if it diminishes its historic
character. For example, lowering the grade adjacent to a building
to maximize use of a basement, which would change the historic
appearance of the building and its relation to the site.

BUILDING SITE
138 HD-21-20

Protecting and maintaining buildings and site features by provid
ing proper drainage to ensure that water does not erode founda
tion walls, drain toward the building, or damage or erode the
landscape.

Failing to ensure that site drainage is adequate so that buildings
and site features are damaged or destroyed; or, alternatively, chang
ing the site grading so that water does not drain properly.

Correcting any existing irrigation that may be wetting the build
ing excessively.

Neglecting to correct any existing irrigation that may be wetting the
building excessively.

Minimizing disturbance of the terrain around buildings or elsewhere on the site, thereby reducing the possibility of destroying or damaging important landscape features, archeological
resources, other cultural or religious features, or burial grounds.

Using heavy machinery or equipment in areas where it may disturb
or damage important landscape features, archeological resources,
other cultural or religious features, or burial grounds.

Surveying and documenting areas where the terrain will be
altered to determine the potential impact to important landscape
features, archeological resources, other cultural or religious fea
tures, or burial grounds.

Failing to survey the building site prior to beginning work, which
may result in damage or loss of important landscape features,
archeological resources, other cultural or religious features, or burial
grounds.
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BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Protecting (e.g., preserving in place) important site features,
archeological resources, other cultural or religious features, or
burial grounds.

Leaving known site features or archeological material unprotected so
that it is damaged during rehabilitation work.

Planning and carrying out any necessary investigation before
rehabilitation begins, using professional archeologists and meth
ods, when preservation in place is not feasible.

Allowing unqualified personnel to perform data recovery on archeo
logical resources, which can result in damage or loss of important
archeological material

Preserving important landscape features through regularly-sched
uled maintenance of historic plant material.

Allowing important landscape features or archeological resources to
be lost, damaged, or to deteriorate due to inadequate protection or
lack of maintenance

Protecting the building site and landscape features against arson
and vandalism before rehabilitation work begins by erecting tem
porary fencing and by installing alarm systems keyed into local
protection agencies.

Leaving the property unprotected and subject to vandalism before
work begins so that the building site and landscape features,
archeological resources, other cultural or religious features, or burial
grounds can be damaged or destroyed.
Removing or destroying features from the site, such as fencing,
paths or walkways, masonry balustrades, or plant material.

Installing protective fencing, bollards, and stanchions on a build- Installing protective fencing, bollards, and stanchions on a building
site, when necessary for security, without taking into consideration
ing site, when necessary for security, that are as unobtrusive as
their location and visibility so that they negatively impact the his
possible.
toric character of the site.
Providing continued protection and maintenance of buildings
and landscape features on the site through appropriate grounds
and landscape management.

Failing to protect and maintain materials and features from the
restoration period on a cyclical basis so that deterioration of the site
results.

Protecting buildings and landscape features when working on the Failing to protect building and landscape features during work on
site.
the site or failing to repair damaged or deteriorated site features.
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BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance, such
as repairs to site features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
the site.

Repairing historic site features which have been damaged, are
deteriorated, or have missing components order reestablish the
whole feature and to ensure retention of the integrity of the
historic materials. Repairs may include limited replacement in
kind or with a compatible substitute material of those extensively
deteriorated or missing parts of site features when there are
surviving prototypes, such as paving, railings, or individual plants
within a group (e.g., a hedge). Repairs should be physically and
visually compatible.

Removing materials and features that could be repaired or using
improper repair techniques.
Replacing an entire feature of the site (such as a fence, walkway, or
drive) when repair of materials and limited replacement of deterio
rated or missing components are feasible.

[43] The industrial
character of the site
was retained when
this brewery complex
was rehabilitated for
residential use.

[44] Not Recommended: (a-b) The historic character of this plantation house
(marked in blue on plan on opposite page) and its site was diminished and
adversely impacted when multiple new buildings like this (#3 on plan) were
constructed on the property (c).

BUILDING SITE
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BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Replacing in kind an entire feature of the site that is too deteriorated to repair (if the overall form and detailing are still evident)
using the physical evidence as a model to reproduce the feature.
Examples could include a walkway or a fountain, a land form, or
plant material. If using the same kind of material is not feasible,
then a compatible substitute material may be considered.

Removing a character-defining feature of the site that is unrepair
able and not replacing it, or replacing it with a new feature that does
not match.
Using a substitute material for the replacement that does not convey
the same appearance of the surviving site feature or that is physi
cally or ecologically incompatible.
Adding conjectural landscape features to the site (such as period
reproduction light fixtures, fences, fountains, or vegetation) that are
historically inappropriate, thereby creating an inaccurate appearance
of the site.
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BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new feature on a site when the historic feature is completely missing. This could include missing
outbuildings, terraces, drives, foundation plantings, specimen
trees, and gardens. The design may be an accurate restoration
based on documentary and physical evidence, but only when the
feature to be replaced coexisted with the features currently on
the site. Or, it may be a new design that is compatible with the
historic character of the building and site.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation, is not a compatible design, or because the feature
did not coexist with the features currently on the site.
Introducing a new feature, including plant material, that is visually
incompatible with the site or that alters or destroys the historic site
patterns or use.

Alterations and Additions for a New Use

[45] Undertaking a
survey to document
archeological resources
may be considered in
some rehabilitation
projects when a new
exterior addition is
planned.

BUILDING SITE
142 HD-21-20

Designing new onsite features (such as parking areas, access
ramps, or lighting), when required by a new use, so that they
are as unobtrusive as possible, retain the historic relationship
between the building or buildings and the landscape, and are
compatible with the historic character of the property.

Locating parking areas directly adjacent to historic buildings where
vehicles may cause damage to buildings or landscape features or
when they negatively impact the historic character of the building
site if landscape features and plant materials are removed.

Designing new exterior additions to historic buildings or adjacent
new construction that are compatible with the historic character
of the site and preserves the historic relationship between the
building or buildings and the landscape.

Introducing new construction on the building site which is visu
ally incompatible in terms of size, scale, design, material, or color,
which destroys historic relationships on the site, or which damages or destroys important landscape features, such as replacing a
lawn with paved parking areas or removing mature trees to widen a
driveway.

Removing non-significant buildings, additions, or site features
which detract from the historic character of the site.

Removing a historic building in a complex of buildings or removing a
building feature or a landscape feature which is important in defin
ing the historic character of the site.

Locating an irrigation system needed for a new or continuing use
of the site where it will not cause damage to historic buildings.

Locating an irrigation system needed for a new or continuing use of
the site where it will damage historic buildings.
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SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Identifying, retaining, and preserving building and landscape
features that are important in defining the overall historic
character of the setting. Such features can include circulation
systems, such as roads and streets; furnishings and fixtures,
such as light posts or benches; vegetation, gardens and yards;
adjacent open space, such as fields, parks, commons, or wood
lands; and important views or visual relationships.

NOT RECOMMENDED
Removing or substantially changing those building and landscape
features in the setting which are important in defining the historic
character so that, as a result, the character is diminished.

[46] The varied size, shapes, and architectural styles of these historic
buildings are unique to this street in Christiansted, St. Croix, USVI, and
should be retained in a rehabilitation project.
[47] Original paving stones contribute to the character of the historic
setting and distinguish this block from other streets in the district.
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SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED

NOT RECOMMENDED

Retaining the historic relationship between buildings and
landscape features in the setting. For example, preserving the
relationship between a town common or urban plaza and the
adjacent houses, municipal buildings, roads, and landscape and
streetscape features.

Altering the relationship between the buildings and landscape fea
tures in the setting by widening existing streets, changing landscape
materials, or locating new streets or parking areas where they may
negatively impact the historic character of the setting.
Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the land
scape in the setting.

[48] Old police and fire call boxes,
which are distinctive features in this
historic district, have been retained,
and now showcase work by local
artists.
[49] Low stone walls are characterdefining features in this hilly,
early-20th-century residential
neighborhood.
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SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Protecting and maintaining historic features in the setting
through regularly-scheduled maintenance and grounds and landscape management.

NOT RECOMMENDED
Failing to protect and maintain materials in the setting on a cycli
cal basis so that deterioration of buildings and landscape features
results.
Stripping or removing historic features from buildings or the setting,
such as a porch, fencing, walkways, or plant material.

Installing protective fencing, bollards, and stanchions in the
setting, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions in the setting,
when necessary for security, without taking into consideration their
location and visibility so that they negatively impact the historic
character of the setting.

Protecting buildings and landscape features when undertaking
work in the setting.

Failing to protect buildings and landscape features during work in
the setting.

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance,
such as repairs to materials and features in the setting, will be
necessary.

Failing to undertake adequate measures to ensure the protection of
materials and features in the setting.

Repairing features in the setting by reinforcing the historic
materials. Repairs may include the replacement in kind or with a
compatible substitute material of those extensively deteriorated
or missing parts of setting features when there are surviving pro
totypes, such as fencing, paving materials, trees, and hedgerows.
Repairs should be physically and visually compatible.

Failing to repair and reinforce damaged or deteriorated historic
materials and features in the setting.
Removing material that could be repaired or using improper repair
techniques.
Replacing an entire feature of the building or landscape in the
setting when repair of materials and limited replacement of deterio
rated or missing components are feasible.
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SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Replacing in kind an entire building or landscape feature in
the setting that is too deteriorated to repair (if the overall form
and detailing are still evident) using the physical evidence as a
model to reproduce the feature. If using the same kind of mate
rial is not feasible, then a compatible substitute material may be
considered.

NOT RECOMMENDED
Removing a character-defining feature of the building or landscape
from the setting that is unrepairable and not replacing it or replac
ing it with a new feature that does not match.
Using a substitute material for the replacement that does not convey
the same appearance of the surviving building or landscape feature
in the setting or that is physically or ecologically incompatible.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new feature of the building or land
scape in the setting when the historic feature is completely
missing. This could include missing steps, streetlights, terraces,
trees, and fences. The design may be an accurate restoration
based on documentary and physical evidence, but only when the
feature to be replaced coexisted with the features currently in
the setting. Or, it may be a new design that is compatible with
the historic character of the setting.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation; is not a compatible design, or because the feature
did not coexist with the features currently in the setting.
Introducing a new building or landscape feature that is visually or
otherwise incompatible with the setting’s historic character (e.g.,
replacing low metal fencing with a high wood fence).

Alterations and Additions for a New Use
Designing new features (such as parking areas, access ramps,
or lighting), when required by a new use, so that they are as
unobtrusive as possible, retain the historic relationships between
buildings and the landscape in the setting, and are compatible
with the historic character of the setting.

Locating parking areas directly adjacent to historic buildings where
vehicles may cause damage to buildings or landscape features or
when they negatively impact the historic character of the setting if
landscape features and plant materials are removed.

Designing new exterior additions to historic buildings or adjacent
new construction that are compatible with the historic character
of the setting that preserve the historic relationship between the
buildings and the landscape.

Introducing new construction into historic districts which is visually
incompatible or that destroys historic relationships within the set
ting, or which damages or destroys important landscape features.

Removing non-significant buildings, additions, or landscape fea
tures which detract from the historic character of the setting.

Removing a historic building, a building feature, or landscape
feature which is important in defining the historic character of the
setting.

SETTING (DISTRICT / NEIGHBORHOOD)
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CODE-REQUIRED WORK
RECOMMENDED

NOT RECOMMENDED

Sensitive solutions to meeting accessibility and life-safety code requirements are an important part of protecting the historic character of the building and
site. Thus, work that must be done to meet use-specific code requirements should be considered early in planning a Rehabilitation of a historic building
for a new use. Because code mandates are directly related to occupancy, some uses require less change than others and, thus, may be more appropriate for a
historic building. Early coordination with code enforcement authorities can reduce the impact of alterations necessary to comply with current codes.

ACCESSIBILITY
Identifying the historic building’s character-defining exterior
features, interior spaces, features, and finishes, and features of
the site and setting which may be affected by accessibility coderequired work.

Undertaking accessibility code-required alterations before identify
ing those exterior features, interior spaces, features, and finishes,
and features of the site and setting which are character defining
and, therefore, must be preserved.

Complying with barrier-free access requirements in such a
manner that the historic building’s character-defining exterior fea
tures, interior spaces, features, and finishes, and features of the
site and setting are preserved or impacted as little as possible.

Altering, damaging, or destroying character-defining exterior fea
tures, interior spaces, features, and finishes, or features of the site
and setting while making modifications to a building, its site, or
setting to comply with accessibility requirements.

HD-21-20
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[50] This kitchen in
a historic apartment
complex was
rehabilitated to
meet accessibility
requirements.
[51] A new interior
access ramp with a
simple metal railing is
compatible with the
character of this mid
century-modern building.
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CODE-REQUIRED WORK
RECOMMENDED

[52] The access ramp
blends in with the
stone façade of the
First National Bank in
Stephenville, TX, and is
appropriately located on
the side where it is does
not impact the historic
character of the building.
Photo: Nancy McCoy,
QuimbyMcCoy
Preservation
Architecture, LLP.

NOT RECOMMENDED

Working with specialists in accessibility and historic preservation
to determine the most sensitive solutions to comply with access
requirements in a historic building, its site, or setting.

Making changes to historic buildings, their sites, or setting without
first consulting with specialists in accessibility and historic preser
vation to determine the most appropriate solutions to comply with
accessibility requirements.

Providing barrier-free access that promotes independence for the
user while preserving significant historic features.

Making modifications for accessibility that do not provide indepen
dent, safe access while preserving historic features.

Finding solutions to meet accessibility requirements that mini
mize the impact of any necessary alteration on the historic build
ing, its site, and setting, such as compatible ramps, paths, and
lifts.

Making modifications for accessibility without considering the
impact on the historic building, its site, and setting.

[54] The gently-sloped path in a historic park in
Kansas City, MO, which accesses the memorial below,
includes a rest area part way up the hill.
Photo: STRATA Architecture + Preservation.
[53] This entrance ramp (right) is compatible with the
historic character of this commercial building.
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CODE-REQUIRED WORK
RECOMMENDED

NOT RECOMMENDED

Using relevant sections of existing codes regarding accessibil
ity for historic buildings that provide alternative means of code
compliance when code-required work would otherwise negatively
impact the historic character of the property.
Minimizing the impact of accessibility ramps by installing them
on secondary elevations when it does not compromise accessibil
ity or by screening them with plantings.

Installing elevators, lifts, or incompatible ramps at a primary
entrance, or relocating primary entrances to secondary locations to
provide access without investigating other options or locations.

Adding a gradual slope or grade to the sidewalk, if appropriate,
to access the entrance rather than installing a ramp that would
be more intrusive to the historic character of the building and the
district.
Adding an exterior stair or elevator tower that is compatible
with the historic character of the building in a minimally-visible
location only when it is not possible to accommodate it on the
interior without resulting in the loss of significant historic spaces,
features, or finishes.
Installing a lift as inconspicuously as possible when it is neces
sary to locate it on a primary elevation of the historic building.
Installing lifts or elevators on the interior in secondary or less
significant spaces where feasible.

Installing lifts or elevators on the interior in primary spaces which
will negatively impact the historic character of the space.

[55] The lift is compatible with the
industrial character of this former
warehouse.
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CODE-REQUIRED WORK
RECOMMENDED

NOT RECOMMENDED

LIFE SAFETY
Identifying the historic building’s character-defining exterior
features, interior spaces, features, and finishes, and features of
the site and setting which may be affected by life-safety coderequired work.

Undertaking life-safety code-required alterations before identifying
those exterior features, interior spaces, features, and finishes, and
features of the site and setting which are character defining and,
therefore, must be preserved.

Complying with life-safety codes (including requirements for
impact-resistant glazing, security, and seismic retrofit) in such a
manner that the historic building’s character-defining exterior fea
tures, interior spaces, features, and finishes, and features of the
site and setting are preserved or impacted as little as possible.

Altering, damaging, or destroying character-defining exterior fea
tures, interior spaces, features, and finishes, or features of the site
and setting while making modifications to a building, its site, or
setting to comply with life-safety code requirements.

Removing building materials only after testing has been con
ducted to identify hazardous materials, and using only the least
damaging abatement methods.

Removing building materials without testing first to identify the
hazardous materials, or using potentially damaging methods of
abatement.

Providing workers with appropriate personal equipment for pro
tection from hazards on the worksite.

Removing hazardous or toxic materials without regard for work
ers’ health and safety or environmentally-sensitive disposal of the
materials.

Working with code officials and historic preservation specialists
to investigate systems, methods, or devices to make the building compliant with life-safety codes to ensure that necessary
alterations will be compatible with the historic character of the
building.

Making life-safety code-required changes to the building without
consulting code officials and historic preservation specialists, with
the result that alterations negatively impact the historic character of
the building.

Using relevant sections of existing codes regarding life safety for
historic buildings that provide alternative means of code compli
ance when code-required work would otherwise negatively impact
the historic character of the building.
[56 a-b] In order to continue in its historic use, the
door openings of this 1916 Colonial Revival-style fire
station had to be widened to accommodate the larger
size of modern fire trucks. Although this resulted
in some change to the arched door surrounds, it is
minimal and does not negatively impact the historic
character of the building. (a) Above, before; Photo:
Fire and Emergency Medical Services Department
(FEMS), Washington, D.C.; below, after.
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[57] Workers wear
protective clothing while
removing lead paint from
metal features.

[59] (a-b) The decorative concrete balcony railings on this 1960s building did
not meet life-safety code requirements. They were replaced with new glass
railings with a fritted glass pattern matching the original design—a creative
solution that satisfies codes, while preserving the historic appearance of the
building when viewed from the street (c-d). Photos: (a, b, d) ERA Architects, Inc.;
(c) Nathan Cyprys, photographer.
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CODE-REQUIRED WORK
RECOMMENDED

NOT RECOMMENDED

Upgrading historic stairways and elevators to meet life-safety
codes so that they are not damaged or otherwise negatively
impacted.

Damaging or making inappropriate alterations to historic stairways
and elevators or to adjacent features, spaces, or finishes in the
process of doing work to meet code requirements.

Installing sensitively-designed fire-suppression systems, such as
sprinklers, so that historic features and finishes are preserved.

Covering character-defining wood features with fire-retardant
sheathing, which results in altering their appearance.

Applying fire-retardant coatings when appropriate, such as intu
mescent paint, to protect steel structural systems.

Using fire-retardant coatings if they will damage or obscure charac
ter-defining features.

Adding a new stairway or elevator to meet life-safety code
requirements in a manner that preserves adjacent characterdefining features and spaces.

Altering, damaging, or destroying character-defining spaces,
features, or finishes when adding a new code-required stairway or
elevator.

Using existing openings on secondary or less-visible elevations or,
if necessary, creating new openings on secondary or less-visible
elevations to accommodate second egress requirements.

Using a primary or other highly-visible elevation to accommodate
second egress requirements without investigating other options or
locations.

Placing a code-required stairway or elevator that cannot be
accommodated within the historic building in a new exterior addi
tion located on a secondary or minimally-visible elevation.

Constructing a new addition to accommodate code-required stairs
or an elevator on character-defining elevations or where it will
obscure, damage, or destroy character-defining features of the
building, its site, or setting.

Designing a new exterior stairway or elevator tower addition that
is compatible with the historic character of the building.

[58] Fire doors that
retract into the walls
have been installed here
(not visible in photo)
preserve the historic
character of this corridor.
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RESILIENCE TO NATURAL HAZARDS
RECOMMENDED

NOT RECOMMENDED

Resilience to natural hazards should be addressed as part of the treatment Rehabilitation. A historic building may have existing characteristics or features
that help address or minimize the impacts of natural hazards. These should be used to best advantage and should be taken into consideration early in the
planning stages of a rehabilitation project before proposing any new treatments. When new adaptive treatments are needed they should be carried out in a
manner that will have the least impact on the historic character of the building, its site, and setting. .
Identifying the vulnerabilities of the historic property to the
impacts of natural hazards (such as wildfires, hurricanes, or
tornadoes) using the most current climate information and data
available.

Failing to identify and periodically reevaluate the potential vulner
ability of the building, its site, and setting to the impacts of natural
hazards.

Assessing the potential impacts of known vulnerabilities on
character-defining features of the building, its site, and setting;
and reevaluating and reassessing potential impacts on a regular
basis.
Documenting the property and character-defining features as a
record and guide for future repair work, should it be necessary,
and storing the documentation in a weatherproof location.

Failing to document the historic property and its character-defining
features with the result that such information is not available in the
future to guide repair or reconstruction work, should it be necessary.

Ensuring that historic resources inventories and maps are accu
rate, up to date, and accessible in times of emergency.
Maintaining the building, its site, and setting in good repair, and
regularly monitoring character-defining features.

Failing to regularly monitor and maintain the property and the
building systems in good repair.

Using and maintaining existing characteristics and features of the
historic building, its site, setting, and larger environment (such
as shutters for storm protection or a site wall that keeps out flood
waters) that may help to avoid or minimize the impacts of natural
hazards

Allowing loss, damage, or destruction to occur to the historic building, its site, or setting by failing to evaluate potential future impacts
of natural hazards or to plan and implement adaptive measures, if
necessary to address possible threats.

Undertaking work to prevent or minimize the loss, damage, or
destruction of the historic property while retaining and preserving
significant features and the overall historic character of the building, its site, and setting.

Carrying out adaptive measures intended to address the impacts
of natural hazards that are unnecessarily invasive or will otherwise
adversely impact the historic character of the building, its site, or
setting.
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[60] In some instances, it may be necessary to elevate a historic building located in a floodplain to protect it. But
this treatment is appropriate only if elevating the building will retain its historic character, including its relationship
to the site, and its new height will be compatible with surrounding buildings if in a historic district. The house on the
right, which has been raised only slightly, has retained its historic character. The house on the left has been raised
several feet higher, resulting in a greater impact on the historic character of the house and the district.
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RESILIENCE TO NATURAL HAZARDS
RECOMMENDED

NOT RECOMMENDED

Ensuring that, when planning work to adapt for natural hazards,
all feasible alternatives are considered, and that the options
requiring the least alteration are considered first.
Implementing a treatment traditionally used in another region or
Implementing local and regional traditions (such as elevating
one typically used for a different property type or architectural style
residential buildings at risk of flooding or reducing flammable
which is not compatible with the historic character of the property.
vegetation around structures in fire-prone areas) for adapting
buildings and sites in response to specific natural hazards, when
appropriate. Such traditional methods may be appropriate if they
are compatible with the historic character of the building, its site,
and setting.
Using special exemptions and variances when adaptive treat
ments to protect buildings from known hazards would otherwise
negatively impact the historic character of the building, its site,
and setting.
Considering adaptive options, whenever possible, that would
protect multiple historic resources, if the treatment can be imple
mented without negatively impacting the historic character of
the district, or archeological resources, other cultural or religious
features, or burial grounds.

Sustainability
Sustainability is usually a very important and integral part of the
treatment Rehabilitation. Existing energy-efficient features should
be taken into consideration early in the planning stages of a rehabili
tation project before proposing any energy improvements. There are
numerous treatments that may be used to upgrade a historic build
ing to help it operate more efficiently while retaining its character.

HD-21-20

The topic of sustainability is addressed in detail in The Secretary of
the Interior’s Standards for Rehabilitation & Illustrated Guide
lines on Sustainability for Rehabilitating Historic Buildings.
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED

NOT RECOMMENDED

New Additions
Placing functions and services required for a new use (including
elevators and stairways) in secondary or non-character-defining
interior spaces of the historic building rather than constructing a
new addition.

Expanding the size of the historic building by constructing a new
addition when requirements for the new use could be met by alter
ing non-character-defining interior spaces.

Constructing a new addition on or adjacent to a primary elevation
Constructing a new addition on a secondary or non-character
defining elevation and limiting its size and scale in relationship to of the building which negatively impacts the building’s historic
character.
the historic building.
Constructing a new addition that results in the least possible loss
of historic materials so that character-defining features are not
obscured, damaged, or destroyed.

Attaching a new addition in a manner that obscures, damages, or
destroys character-defining features of the historic building.

Designing a new addition that is compatible with the historic
building.

Designing a new addition that is significantly different and, thus,
incompatible with the historic building.

Ensuring that the addition is subordinate and secondary to the
historic building and is compatible in massing, scale, materials,
relationship of solids to voids, and color.

Constructing a new addition that is as large as or larger than the
historic building, which visually overwhelms it (i.e., results in the
diminution or loss of its historic character).
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED

NOT RECOMMENDED

Using the same forms, materials, and color range of the historic
building in a manner that does not duplicate it, but distinguishes
the addition from the original building.

Duplicating the exact form, material, style, and detailing of the
historic building in a new addition so that the new work appears to
be historic.

Basing the alignment, rhythm, and size of the window and door
openings of the new addition on those of the historic building.
Incorporating a simple, recessed, small-scale hyphen, or con
nection, to physically and visually separate the addition from the
historic building.
Distinguishing the addition from the original building by setting it
back from the wall plane of the historic building.

HD-21-20

[61 a-b] The materials,
design, and location at
the back of the historic
house are important
factors in making this a
compatible new addition.
Photos: © Maxwell
MacKenzie.
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED

NOT RECOMMENDED

Ensuring that the addition is stylistically appropriate for the his
toric building type (e.g., whether it is residential or institutional).
Considering the design for a new addition in terms of its rela
tionship to the historic building as well as the historic district,
neighborhood, and setting.

[62] The stair tower
at the rear of this
commercial building
is a compatible new
addition.
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED

NOT RECOMMENDED

Designing a compatible rooftop addition for a multi-story build
ing, when required for a new use, that is set back at least one full
bay from the primary and other highly-visible elevations and that
is inconspicuous when viewed from surrounding streets.

Constructing a rooftop addition that is highly visible, which nega
tively impacts the character of the historic building, its site, setting,
or district.

Rooftop Additions

[ 63] (a) A mockup
should be erected
to demonstrate the
visibility of a proposed
rooftop addition and its
potential impact on the
historic building. Based
on review of this mockup
(orange marker), it was
determined that the
rooftop addition would
meet the Standards
(b). The addition is
unobtrusive and blends
in with the building
behind it.
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED

NOT RECOMMENDED

Limiting a rooftop addition to one story in height to minimize its
visibility and its impact on the historic character of the building.

Constructing a highly-visible, multi-story rooftop addition that alters
the building’s historic character.
Constructing a rooftop addition on low-rise, one- to three-story his
toric buildings that is highly visible, overwhelms the building, and
negatively impacts the historic district.
Constructing a rooftop addition with amenities (such as a raised
pool deck with plantings, HVAC equipment, or screening) that is
highly visible and negatively impacts the historic character of the
building.

[64] Not Recommended:
It is generally not appropriate to
construct a rooftop addition on a
low-rise, two- to three-story building
such as this, because it negatively
affects its historic character.
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED

NOT RECOMMENDED

Related New Construction
Adding a new building to a historic site or property only if the
requirements for a new or continuing use cannot be accommo
dated within the existing structure or structures.

Adding a new building to a historic site or property when the project
requirements could be accommodated within the existing structure
or structures.

Locating new construction far enough away from the historic
building, when possible, where it will be minimally visible and
will not negatively affect the building’s character, the site, or
setting.

Placing new construction too close to the historic building so that it
negatively impacts the building’s character, the site, or setting.

[65] (a) This (far left)
is a compatible new
outbuilding constructed
on the site of a historic
plantation house (b).
Although traditional in
design, it is built of wood
to differentiate it from the
historic house (which is
scored stucco) located at
the back of the site so as
not to impact the historic
house, and minimally
visible from the public
right-of-way (c).

new
addition
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NEW EXTERIOR ADDITIONS TO HISTORIC BUILDINGS AND
RELATED NEW CONSTRUCTION
RECOMMENDED
Designing new construction on a historic site or in a historic
setting that it is compatible but differentiated from the historic
building or buildings.

NOT RECOMMENDED
Replicating the features of the historic building when designing a
new building, with the result that it may be confused as historic or
original to the site or setting.

Considering the design for related new construction in terms of
its relationship to the historic building as well as the historic
district and setting.
Ensuring that new construction is secondary to the historic build
ing and does not detract from its significance.

Adding new construction that results in the diminution or loss of
the historic character of the building, including its design, materi
als, location, or setting.
Constructing a new building on a historic property or on an adjacent
site that is much larger than the historic building.
Designing new buildings or groups of buildings to meet a new use
that are not compatible in scale or design with the character of
the historic building and the site, such as apartments on a historic
school property that are too residential in appearance.

Using site features or land formations, such as trees or sloping
terrain, to help minimize the new construction and its impact on
the historic building and property.
Designing an addition to a historic building in a densely-built
location (such as a downtown commercial district) to appear as
a separate building or infill, rather than as an addition. In such
a setting, the addition or the infill structure must be compatible
with the size and scale of the historic building and surrounding
buildings—usually the front elevation of the new building should
be in the same plane (i.e., not set back from the historic build
ing). This approach may also provide the opportunity for a larger
addition or infill when the façade can be broken up into smaller
elements that are consistent with the scale of the historic build
ing and surrounding buildings.
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Agenda Item

I.

To:

Historic District Commission

From:

Lauren Long, Planner I

Subject:

HD-22-20 Certificate of Appropriateness: Major Works,
The Blair House

Date:

October 8, 2020

SUMMARY OF APPLICATION REQUEST:
Douglas Gill, has submitted an application requesting a Certificate of Appropriateness:
Major Works for the purpose of rebuilding an existing monument sign that is deteriorated. The
subject parcel is identified as Moore County PIN: 858106391157 (PARID:00033859).
Per the Moore County Register of Deeds, the property owner (s) are listed as Douglas
Gill and Lydia Gill.

II.

PROJECT INFORMATION:
A. Physical Address:
225 N Bennett Street
Southern Pines, NC 28387
B. Applicant:
Douglas Gill
850 Massachusetts
Southern Pines, NC 28387
C. Owner:
Douglas and Lydia Gill
850 Massachusetts
Southern Pines, NC 28387
D. Zoning of Property
The subject property is presently zoned CB (Central Business) and located within the
Historic District. (See Figure 1)
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Figure 1: Vicinity & Zoning Map (Subject Property is Outlined in Yellow)
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III.

STAFF REVIEW:
A. Application Submittal Date:
• Application submitted September 08, 2020
• Application deemed complete: September 14, 2020
• Notice of Public Hearing:
o Posted On-site: September 22, 2020
o Mailed: September 18, 2020
o Internet: September 18, 2020
• Historic District Commission Hearing: October 8, 2020
B. Criteria for Review:
The criteria for a Certificate of Appropriateness are found in UDO §2.28.10 (A-C).
The Commission shall take the criteria into consideration for purposes of deliberation
and adoption of findings of fact.
C. Staff Comments
• Applicant is requesting to rebuild an existing monument sign that is deteriorated.
There are no proposed changes to the orientation of the sign or the placement/
location on the lot. The existing sign is 84” tall and 58” wide. The existing sign
consists of two wooden post supports with wooden post caps and a wooden sign
face. The face of the sign that is oriented towards the right-of-way is a uniform board
and the rear, which is oriented towards the building, is clapboard. Each tenant of the
building has a wooden placard, on which their business name has been painted. The
proposed sign would be 60” tall and 50” wide. The applicant wishes to rebuild with
another material that is less susceptible to the typical damage caused by weathering.
The request is to rebuild the sign using PolyMetal™. PolyMetal is comprised of a
thermoplastic core between two sheets of aluminum. (See attached description). The
applicant has proposed a color scheme of Benjamin Moore® color E-26 Classic
Burgundy for the face of the sign (facing the right-of-way) and all lettering, as well
as the outer edge of the sign and posts be Benjamin Moore® color OC-66 Snow
White (see Figure 3). The proposed sign would have the identification of the building
and address printed on the face of the sign, the identification of the individual
businesses, although retaining the same general spacing, color scheme, and font
would be subject to changing with the tenant.
•

HD-22-20

Per UDO § 4.6.22 (C) One monument sign per parcel is permitted on private
property. The maximum sign area for a monument sign is ten square feet
and the maximum height is four feet. The existing sign exceeds these
dimensions in that it is seven feet in height and the surface area of the sign,
as defined in UDO § 4.6.6, is twelve square feet. The proposed sign would
reduce the existing non-conformity of the sign, but would not be compliant
with the requirement that the sign be no more than four feet tall. UDO §
4.6.21 (D) establishes the right to repair damage to a non-conforming sign,
however, limits the replacement/ repair to 50% of the replacement cost,
UDO § 4.6.21 (C). If the damages exceed 50% of the replacement cost, then
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UDO § 4.6.21 (C) denies the right to reestablish a non-conforming sign
unless it is brought into compliance with the applicable regulations. In a
phone conversation dated 9/30/2020, the applicant stated that that they are
amenable to reducing the proposed height to comply with the current
regulations provided for in the sign code.
Figure 2: District Administration Work Procedure
Type of Work

Ordinary
Minor Major
Design Guidelines
Maintenance Work Work
Reference
New Structure or Placement

Signs and Lighting (pg. 49(Free-standing Signs)
50)
•

The recommended treatment of signs in the Historic District Guidelines is to:
1. Keep a sign simple, easy to read, pedestrian-oriented, and in scale with the
building and elements; use a simple typeface that is traditional and easy to read.
The proposed rebuild would be located next to the right-of-way. The scale of the
sign and size of the font can be read by any pedestrian standing directly in front
of the sign. The proposed reduction in the scale of the sign would also foster the
intent of directional and identification signs being pedestrian-oriented. The
proposed font is similar to that of the existing sign and is simple as well as easy
to read.
2. Use Materials and colors that complement the primary building color and the
overall streetscape.
This is at the discretion of the Commission. The applicant is requesting
Benjamin Moore® color E-26 Classic Burgundy and Benjamin Moore® color
OC-66 Snow White
3. Keep signs maintained; repair or replace faded, damaged, or non-functional
signs.
The existing sign is deteriorated and the applicant wishes to replace the sign
before it becomes non-functional.
4. Retain any historic signs that may be on the building, these help tell the story of
the building.
Although the evidence establishing a timeline for the existing sign only goes
back to 2007, it is likely that the sign is much older. The applicant wishes to
retain the character of the existing sign and the same location, but wishes to
replace the deteriorated materials with new materials that are resistant to
weathering.
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Figure 3: Existing and Proposed Sign

Proposed Sign

Existing Sign
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Figure 4: Location of Sign on Site

Location of Sign from
the Right-of Way

Aerial of Sign Location
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Figure 5: Damage to Existing Sign (4 Photos):
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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 application is for the rebuilding of an existing identification sign. It would be
visible from the right-of-way. The proposed design has been attached to this report
and public access photograph records confirm that the sign has been in place since
at least 2007.
(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.
Not applicable for this request.
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.
Not applicable for this request.
3) Exterior construction materials, including texture and pattern.
The proposed rebuild of the sign is with PolyMetal.
4) Architectural detailing, such as lintels, cornices, brick bond and foundation
materials.
There are no materials or architectural details on the monument sign that tie the
construction of the sign to the architectural details on the building.
5) Roof shapes, forms and materials.
Not applicable for this request.
6) Proportion, shape, positioning and location, pattern and size of any elements
of fenestration.
Not applicable for this request.
7) General form and proportions of buildings and structures.
This is at the discretion of the Historic District Commission. The existing sign
does not conform to the standards established in UDO § 4.6.22 (C). The existing
sign is 84” tall and 58” wide. The proposed sign would be 60” tall and 50” wide.
Although reducing is scale, the sign if built to the proposed dimensions would
still not comply with the standard.
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8) Appurtenant fixtures and other features such as lighting.
No lighting has been requested for the proposed monument sign
9) Structural conditions and soundness
Not applicable for this request.
10) Architectural scale.
The proposed dimensions of the rebuilt sign do not exceed that of the existing
sign. However, the existing sign does not conform to the standards established
in UDO § 4.6.22 (C). The existing sign is 84” tall and 58” wide. The proposed sign
would be 60” tall and 50” wide. Although reducing is scale, the sign if built to the
proposed dimensions would still not comply with the standard.
11) Secretary of the Interior Guidelines.
Rebuilding the existing monument sign would not affect any efforts to preserve
the building. The sign itself has no distinctive architectural features that tie its
construction to the architectural narrative or style of the building.
IV.

ATTACHMENTS:
1.
2.
3.
4.

HD-22-20
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Application
Proposed Materials Specifications Data
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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 which can be found on
the following page. 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:
Finding of Fact #1
1. I move that the application is complete in that…....
-OrI move that as a finding of fact the application is incomplete 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-22-20
2. Deny HD-22-20
3. Approve HD-22-20 with the following additional conditions…

HD-22-20
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Draft Findings of Fact
The Commission may discuss, amend and/or adopt these Findings of Fact as presented
below:
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.
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 proposed work of rebuilding a deteriorated monument sign is compatible and
appropriate in that it does not alter, impair, or modify any architectural features of the
original building. The proposed sign is a reduction in the existing non-conformity and
will be re-built to a pedestrian oriented scale that retains the existing color scheme,
existing location, and will be similar in appearance and design to the original sign.
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 proposed work of rebuilding a deteriorated monument sign does not adversely
affect any character defining features of the original building nor its contribution to the
larger historic district because the arrangement, materials and detail of the sign
contribute to the visual quality of the subject property and compliment the overall
streetscape.
3. Work is consistent with the adopted design guidelines for the historic district.
The proposed work of rebuilding a deteriorated monument sign has met the design
guideline recommendations in that the sign is appropriately scaled for the building
and is pedestrian oriented, the materials and colors proposed do not conflict with the
primary building color and all work will replace materials that have deteriorated and
if not undertaken will render the sign non-functional.
Therefore, I move to approve HD-22-20.
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Subject Property
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Lauren Long
From:
Sent:
To:
Subject:

Douglas R. Gill <dougrgill@gmail.com>
Tuesday, September 22, 2020 3:37 PM
Lauren Long
Re: sign HDC

Importance:

Low

Total height measured from ground: 60” new sign; 84” old sign. Total width, including posts: 50” new sign; 58” old sign.
The orientation and setback from the sidewalk of the new sign will be exactly the same as the old sign, and the footprint
of the new sign will be within the footprint of the old sign.

Douglas R. Gill, of counsel
Gill and Tobias, LLP
850 E. Massachusetts Ave.
Southern Pines NC 28387
910-638-0840
(Please use only this email address: dougrgill@gmail.com)

On Sep 22, 2020, at 1:56 PM, Lauren Long <LLong@southernpines.net> wrote:
Hi Doug, hope you had a good vacation. I need the exact dimensions of the sign and confirmation that
nothing about the orientation or location of the sign are changing/ shifting.
From: Douglas R. Gill <dougrgill@gmail.com>
Sent: Tuesday, September 22, 2020 1:52 PM
To: Lauren Long <LLong@southernpines.net>
Subject: sign HDC
Importance: Low
Please tell me again the additional info needed about the replacement sign at 225 n. Bennett St. Thanks.

Douglas R. Gill, of counsel
Gill and Tobias, LLP
850 E. Massachusetts Ave.
Southern Pines NC 28387
910-638-0840
(Please use only this email address: dougrgill@gmail.com)
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Agenda Item

I.

To:

Historic District Commission

From:

Suzy Russell, Planner II

Subject:

HD-23-20 Temporary Certificate of Appropriateness:
Major Works, Temporary Installation of Painted Ponies
Sculptural Art in Downtown Southern Pines along Broad
Street; Carolina Horse Park Foundation

Date:

October 08, 2020

SUMMARY OF APPLICATION REQUEST:
On behalf of the Carolina Horse Park Foundation, petitioners Mr. Bryan Rosenberg and
Ms. Audrey Wiggins have submitted an application requesting a temporary Certificate of
Appropriateness: Major Works for the installation of a painted ponies sculptural art display.
The painted ponies will be placed throughout the downtown area between Massachusetts
Avenue and Connecticut Avenue along Broad Street on both sides of the railroad tracks,
as well as one (1) placed at the Belvedere Plaza along West Pennsylvania Avenue and one
(1) placed at 145 West Pennsylvania Avenue and also one (1) at 150 West New Hampshire
Avenue. The program consists of 12 sculptures, five (5) are in the stance of a horse grazing
and five (5) are of a horse walking and two (2) are colts in a standing position. The
sculptures are made of fiberglass and the grazing sculpture will be 4’10” high x 7’7” long
x 20” wide, and the walking sculpture will be 6’ high x 7’7” long x 20” wide and the colt
will be 4’6” high x 4’2”long x 11” wide. The deck base to which they will be mounted is
four (4) inches tall which will raise the height of the sculptures four (4) inches. The painted
ponies are to be decorated by artists and will be sold at a live auction held at the Campbell
House. The display will run from January 27, 2021 through April 6, 2021.

II.

PROJECT INFORMATION:
A. Physical Address:
12 locations throughout the Historic District
Please see attached map and application
B. Owners / Applicant:
Carolina Horse Park Foundation
Mr. Bryan Rosenberg
PO Box 1220
Southern Pines, NC 28388
C. Authorized Agent:
Audrey Wiggins
217 Retriever Lane
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Carthage, NC 28327
D. Zoning of Property
The subject properties are located in the Central Business - CB zoning district and
located within the Historic District.
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Figure 1: Vicinity & Zoning Map (Properties (approximate) where Ponies will be on Display are Marked with a Red
Rectangle):
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III.

STAFF REVIEW:
A. Application Submittal Date:
• Application Submitted September 11, 2020
• Application deemed complete September 14, 2020
• Notice of Public Hearing:
o Posted On-site: September 15, 2019
o Mailed: September 18, 2019
o Internet: September 18, 2019
• Historic District Commission Hearing: October 8, 2020
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 temporary Certificate of
Appropriateness – Major Works to install a temporary outdoor art exhibit of painted
horses for display during the months of January and April of 2020. Twelve Horses
will be on display along Broad Street and on Pennsylvania Avenue and New
Hampshire Avenue. The horses will be manufactured out of fiberglass and
mounted to a base of decking that stands four (4) inches tall. Five of the horses will
be in a grazing stance with measurements of 4’10” high x 7’7” long x 20” wide.
The other five horses will be in a walking stance with measurements of 6’ high x
7’7” long x 20” wide. And two colts will be in a standing position with
measurements of 4’6” high x 4’2”long x 11” wide. The horses will be sponsored
by local businesses and they will select an artist. Together, the artist and sponsors
will develop a theme for each painted pony. The theme will be approved by the
Carolina Horse Park Foundation. There will be a reveal event at the end of January
located in the downtown area. After the reveal the painted ponies will be placed in
the approved locations within the Historic District. On or before April 6, 2021 the
horses will be removed and auctioned off. The proceed will benefit the Carolina
Horse Park Foundation, a 501(c)(3) charitable nonprofit corporation.
The applicant will be responsible for procuring an additional liability insurance
rider naming the Town of Southern Pines as an additional insured for a minimum
amount of $1,000,000.00. The applicant has stated the Carolina Horse Park
employs Sentinal Risk Advisors as their insurance company and are procuring
insurance on each individual painted pony.
The applicant will be responsible for securing the painted ponies. Carolina Horse
Park employees would remove two bricks and secure the deck with a metal stake
that screws into the deck and into the earth. As with the project last year the
applicant will need to call 811 to locate all of the underground cables and utilities
in the right of way areas prior to placing the painted ponies. The applicant will be
responsible for keeping each brick that was removed and staff would recommend
writing the location on each brick, so that when they place them back into their
locations they will not run into any issues with the replacement of said bricks.
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Per the Town of Southern Pines Code of Ordinances:
• Horses may be placed adjacent to the building wall or adjacent to the curb
set-back at least two (2) feet from the curb;
• A minimum of five (5) feet of pedestrian clearance, up to a height of eight
(8) feet must be maintained on the sidewalk;
• Placement must not interfere with crosswalks, curb ramps, access to
buildings, driveways or access to any fire escape, or the free passage of
persons using the sidewalk to pass by business and the like;
• The placement must conform to all federal, state and local laws and
regulations;
• The horses will not have a substantial adverse impact on the use, enjoyment
or property values of adjoining properties.
The applicant has provided sidewalk furniture permits for each individual horse.
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 a temporary artistic sculptural display of
fiberglass painted ponies which will be visible from the public right-of-way. The
program consists of 12 sculptures, five grazing and five walking and two colts.
Each horse will arrive unfinished and mounted to a base of decking. Local
businesses have sponsored a horse and the sponsor will select an artist provided
from the Arts Council and the artist and sponsor will select a theme for the Painted
Pony. The Carolina Horse Park Foundation will approve the design and permit the
artist to paint the horse. The Ponies will be placed in front of the sponsors business
during January and April of 2021. A small plaque will be placed on each base with
the name of the Pony, the name of the artist and the business(es) sponsoring the
pony. The Chamber of Commerce, The Convention & Visitors Bureau and the
Carolina Horse Park Foundation will use press releases, video and still photo
pictures, social media, brochures, and other means to advertise the art walk and
encourage the public to come to Southern Pines Historic District. On or before
April 6, 2021 the horses will be removed and then auctioned off. The proceeds will
benefit the Carolina Horse Park Foundation.
(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 in building height are proposed
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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 building is existing and the setback and placement
on the lot is not changing.
3) Exterior construction materials, including texture and pattern.
The horses are all made of fiberglass. The grazing sculpture will be 4’10” high
x 7’7” long x 20” wide, and the walking sculpture will be 6’ high x 7’7” long x
20” wide. The deck base they will be mounted to is four (4) inches tall and the
height of the sculptures will raise four (4) inches. The texture and pattern will
be determined when the sponsor selects an artist to work with to design the
artwork for the horse.
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.
This is not applicable. No changes are applied to the roof.
6) Proportion, shape, positioning and location, pattern and size of any elements
of fenestration.
This is not applicable. No changes are proposed.
7) General form and proportions of buildings and structures.
This is at the discretion of the Historic District Commission. The horses will be
in grazing and walking poses.
8) Appurtenant fixtures and other features such as lighting.
No appurtenant fixtures are proposed at this time.
9) Structural conditions and soundness
The applicant has stated the horses will be placed where there are currently
paving bricks laid. At each location two (2) bricks will be removed at opposite
corners of the base and a metal stake will be driven into the earth and will screw
into the base. The ponies will not be able to tip over nor will they be able to
move. The earth will be covered by the base so that there will not be a tripping
hazard. The bricks will be reset when the art walk is over. The applicant has
provided photos, details and a narrative describing the method of attachment to
the decking. Please see the attachments.
10) Architectural scale.
Scale refers to the elements and details as they proportionally relate to each
other and humans. Size, bulk and mass are used to determine scale and form.
This is at the discretion of the Historic District Commission.
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11) Secretary of the Interior Guidelines.
This is at the discretion of the Historic District Commission. The ten (10)
standards that apply to historic buildings shall be used. Please see attachment.
(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.
6.
7.

V.

Temporary COA Major Works Applications
Applicant’s Narrative
Photos of Horse Placement
Location Map
Structural Assessment
Liability Insurance Example
Last year’s Publication

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. The
Historic District Commission may choose one of the following motions or any
alternative they wish:

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...
-Or-
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2) 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…

Findings of Fact as presented by Staff:
Finding of Fact #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 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: 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. The art display is considered compatible and appropriate in terms that it is temporary in
nature, the artwork is preserving our equine heritage, the method of attachment is sound
and the scale of the horses proportionately relate to humans.
2. The artwork does not damage or remove character defining features of the historic district.
The artwork is a contribution to the district and its equine history.
3. The artwork is consistent with the guidelines in that the artwork will be structurally sound
as the painted ponies will be constructed from fiberglass. The method of attachment will
not damage the infrastructure throughout the Historic District as well as the special
character defining features of the district. Finally, the scale of the artwork proportionately
relates to humans and is temporarily publically accessible in outdoor spaces throughout the
Historic District.
Furthermore, the application is consistent with the Historic District Guidelines in that:
• The artwork will be placed on public row/sidewalk with town approval.
• The artwork will not be placed within the main path of pedestrian sidewalks.
• The infrastructure will not be damaged by the installation procedures.
• The artwork allows us to maintain a historic connection to our equine heritage, a
special character of our district.
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•
•
•

The artwork will be oriented on the site to fit within the established development
pattern.
The artwork will be placed so that it does not destroy, damage or cover over any
character defining feature of the historic district.
The artwork is pedestrian oriented.

Therefore, I move to:
1) Approve HD-23-20
2) Deny HD-23-20
3) Approve HD-23-20 with the following additional conditions…
1) That the artwork contain no words, letters, symbols, illumination, animation and logos
and therefore will not be considered a sign.
2) The applicant will secure liability insurance prior to January 2021 for a minimum
amount of $1,000,000.00 naming the Town of Southern Pines as additional insured.
3) The applicant will obtain a sidewalk permit for each individual horse placement.
4) The applicant is accommodated movement of artwork should infrastructure situations
arise the applicant has flexibility to move the artwork to a reasonably adjacent location.
5) The applicant shall contact the Fire Marshall to acquire permission to locate the artwork
along the Broad Street corridor, to ensure safe ingress and egress.

HD-23-20

2020 October HDC

10 of 53

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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