AGENDA
Historic District Commission Regular Meeting
Boyd Room of the Planning Office
180 SW Broad Street, Southern Pines, North Carolina
Thursday, August 8, 2019 at 4:00 PM

I.

Call to Order

II.

Approval of Minutes: June 13, 2019

III.

Oath of Testimony

IV.

Public Hearing:
HD-14-19 Certificate of Appropriateness – Major Work; Exterior Alterations; 160
West Pennsylvania Avenue; Applicant: Bonnie McPeake; John Heckethorn
and Sammy McPeake, Agents

V.

Old Business

VI.

New Business

VII. Adjournment

MINUTES
Town of Southern Pines Historic District Commission Regular Meeting
Boyd Room of the Planning Department Office
180 SW Broad Street
June 13, 2019 at 4:00 PM
The Town of Southern Pines Historic District Commission held its regular meeting on Thursday,
June 13, 2019, at 4:00 PM in the Boyd Room of the Planning Department office, 180 SW Broad
Street, Southern Pines, North Carolina.
Members present: Chairperson Darlene Stark, Vice Chairman Mart Gibson, Steady Meares,
Carolyn Burns, Dorothy Shankle and Robert Anderson.
Members absent: Molly Goodman.
Town staff members present: BJ Grieve, Principal Planner, Suzy Russell, Planner I, and Cindy
Williams, Secretary to the Historic District Commission.
Chairperson Stark called the meeting to order at 4:00 PM.
APPROVAL OF MINUTES:
Robert Anderson made a motion, which was seconded by Carolyn Burns, to approve the Minutes
of the April 11, 2019 meeting. The motion carried unanimously.
PUBLIC HEARING:
HD-08-19 Certificate of Appropriateness: Major Works, Installation of a 3’ x 3’
Double Sided Freestanding Monument Sign; 135 E Massachusetts Avenue; Jesse
Coyle and Denise Krauza.
Jesse Coyle and Denise Krauza submitted an application requesting a Certificate of
Appropriateness- Major Work to install a three (3) foot x three (3) foot freestanding sign at 135
East Massachusetts Avenue. The subject parcel is identified as PIN # 858105273731 and
Parcel ID # 00040717. Per the Moore County Register of Deeds, the property owner is
listed as Clomer REI, LLC. The subject property is zoned CB (Central Business).
Molly Goodman made a motion, which was seconded by Steady Meares, to open the public
hearing. The motion carried unanimously.
OATH OF TESTIMONY:
Cindy Williams administered the oath of testimony to those wishing to speak during the hearing.
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STAFF PRESENTATION – Suzy Russell:
Ms. Russell stated that the applicants had submitted an application for a Certificate of
Appropriateness – Major Work to install a freestanding sign measuring six (6) square feet in the
side yard at the front of the property. The double-sided sign will be blue with white lettering.
Discussion ensued among members of the Commission regarding sign details and durability.
Steady Meares made a motion, which was seconded by Carolyn Burns, to close the public hearing.
The motion carried unanimously.
HISTORIC DISTRICT COMMISSION ACTION:
FINDINGS OF FACT
The following findings of fact were made by the Historic District Commission:
FINDING OF FACT #1
Molly Goodman made a motion, which was seconded by Mart Gibson, that as a finding of fact
the application was complete and the facts submitted were relevant to the case in that the
information needed was included in the application. The motion carried unanimously.
FINDING OF FACT #2
Molly Goodman made a motion, which was seconded by Mart Gibson, 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 the applicant was proposing a sign that meets size, color, height and
structural material requirements. The motion carried unanimously.
BJ Grieve expressed a concern that the color of the sign had not been specified.
Discussion ensued.
Molly Goodman made a motion, which was seconded by Carolyn Burns, to approve the sign in
the shade of blue that was presented during the hearing and shown in the packet. The motion
carried unanimously.
OLD BUSINESS:
Robert Anderson stated that the quasi-judicial training was helpful.
NEW BUSINESS:
Chairperson Stark inquired about the fence that has been installed next to Wolcott’s Restaurant.
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Ms. Russell responded that Planning staff was in the process of assisting the property owner in
obtaining a Certificate of Appropriateness – Minor Work for the fence.
There being no further business to discuss, the meeting adjourned at 4:32 PM.
Respectfully submitted:
Cindy Williams
Secretary to the Historic District Commission
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Agenda Item

I.

To:

Historic District Commission

Via:

Chris Kennedy, Community Development Director

From:

Suzy Russell, Planner 1

Subject:

HD-14-19 Certificate of Appropriateness: Major Works,
Exterior alterations of upper roof deck; 160 West
Pennsylvania Avenue; Applicant, Ms. Bonnie McPeake;
Agent, Mr. John Heckethorn and Mr. Sammy McPeake

Date:

August 8, 2019

SUMMARY OF APPLICATION REQUEST:
Mr. John Heckethorn has submitted an application on behalf of Ms. Bonnie McPeake
requesting a Certificate of Appropriateness: Major Work for the purpose of making
improvements to the front elevation upper roof deck at 160 West Pennsylvania Avenue. The
proposed improvements include removing the existing upper deck along the front elevation,
which also serves as a roof for the patio and entrance below. The applicant is proposing
to rebuild the structure two feet higher in elevation while constructing a new five (5) foot
by ten (10) foot addition to join the existing front deck to the existing side deck. Currently
the structure houses a restaurant on the main floor and an apartment on the second story.
The subject parcel is identified as PIN 858106285723 (Parcel ID 00031172). Per the
Moore County GIS, the property owner(s) is listed as McPeake Retail Group. The subject
property is zoned CB (Central Business).

II.

PROJECT INFORMATION:
A. Physical Address:
160 West Pennsylvania Avenue
Southern Pines, NC 28387
B. Applicant/Owner:
Mrs. Bonnie McPeake
McPeake Retail Group, LLC
PO Box 1497
Southern Pines, NC 28388
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C. Authorized Agent:
Mr. John Heckethorn.
108 East Connecticut Avenue
Southern Pines, NC 28387
and
Mr. Sammy McPeake
120 West Pennsylvania Avenue
Southern Pines, NC 28387
D. Zoning of Property
The subject property is presently zoned CB (Central Business) and located within the
Historic District.
Figure 1: Vicinity & Zoning Map (Subject Property Outlined in Green)

III.

STAFF REVIEW:
A. Application Submittal Date:
• Application Submitted July 01, 2019
• Application deemed complete July 5, 2019
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•

•

Notice of Public Hearing:
o Posted On-site: July 24, 2019
o Mailed: July 25, 2019
o Internet: July 25, 2019
Historic District Commission Hearing: August 8, 2019

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:
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;
HD-14-19
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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.
C. Staff Comments
The Historic District Commission is considering a Certificate of Appropriateness –
Major Work for rebuilding the roof deck on the upper level along the front
elevation, to match HD-13-14 approved deck and railing, after the removal of the
deteriorated existing decking, posts and railing. The new upper level roof deck
would be raised two (2) feet from the previous finished floor elevation to provide
flush ingress and egress through the existing doorway on the front elevation. The
structural posts for the decking would also serve as the columns at the front lower
level of the building, as they do for the existing roof deck. One additional column
would be added, for the new five (5) foot by ten (10) foot deck addition that the
applicant is proposing to connect the front roof deck with the side roof deck.
Currently theses decks do not connect. The area that would be exposed on the front
façade after removing the existing decking would be painted to match the existing
wall in the approved family color of Yarmouth Blue (HC-150) as designated in file
HD-11-14. A water collection system to help eliminate deterioration of both the
upper roof deck and the lower patio area would be added to the understructure of
the roof deck. The water collection system would be unexposed. The applicant
proposes to cover the water collection system with a new ceiling which will replace
the existing ceiling on the underside of the roof deck. The system would channel
water to a downspout. The additional decking that would be added to the upper
deck roof is a five (5) foot by ten (10) foot area which will provide a connection
between the front deck and side deck. Per UDO §4.10.1(A), a Certificate of
Appropriateness replaces an Architectural Compliance Permit in the Historic
District Overlay. Therefore, a Certificate of Appropriateness may modify the
Development Design Standards found in UDO §4.10 that are typically applicable
to commercial development elsewhere in Southern Pines. The Historic District
Commission may therefore wish to consider the Development Design Standards of
the UDO in addition to the criteria for a Certificate of Appropriateness.
Under the work procedures in the Historic District Guidelines construction of a new
deck on any side but the rear is classified as a Major work, repainting the same
color and placement is classified as Ordinary Maintenance and rebuilding a roof is
classified as a Major Work.
The building at 160 West Pennsylvania Avenue is a contributing structure within
the National Register Historic District dating back to 1892. The structure is
described as follows: Sadelson Pharmacy – Tourist Building; gable-roofed frame
commercial building with German siding; hipped porch across gabled front with
square posts; originally had central doorway with four-pane display windows on
either side; shopfront now stuccoed, has central doorway with larger, multipane
HD-14-19
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display windows; two-over-two windows on side elevations; beaded verge boards;
porch deck replaced with concrete; modern metal roof; built for Dr. George
Sadelson, an early settler from New York, for his pharmacy; from 1906-1913 was
offices of Southern Pines Tourist (later Sandhill Citizen) newspaper.
There is an existing large Crape Myrtle and nine (9) evergreen shrubs in front of
the screened-in outdoor seating area that would be disrupted by the construction of
the new five (5) foot by ten (10) foot portion of the deck. The existing plant
materials are not historical plantings. The existing Crape myrtle is placed to closely
to the proposed roof deck and the applicant must request the removal or
transplanting of it to be in keeping with the Historic District Guidelines.
Should the application be approved the standards set therein will be reviewed for
compliance by the Building Inspections Department as well as at Site Plan Review.
However, the Historic District Commission may wish to ask for additional clarity
and/or detail from the applicant regarding any exterior work at the public hearing.
As previously stated, the primary criteria for consideration of a Certificate of
Appropriateness are found in UDO §2.28.10. What follows is a recitation of each
criteria (italicized), followed by a comment on compliance using the
Recommended Practices in the Historic District Design Guidelines for interpretive
guidance.
Section 2.28 Certificate of Appropriateness – Major Work.
2.28.10. Criteria
(A) In considering an application for a Certificate of Appropriateness, the
Commission shall take into account the historical and/or architectural
significance under consideration and the exterior form and appearance of any
proposed additions or modifications to that structure that are visible from a
public right-of-way. The Commission shall not consider interior arrangement
or use.
The applicant proposes to remove the existing roof deck along the front façade.
A new roof deck is proposed to be constructed out of wood, flush with the floor
level of the interior space, with the railing and trim to match the roof deck that
is existing on the side elevation of the structure that was approved with HD-1314. The additional portion of decking being proposed is a five (5) foot by ten
(10) foot section to connect the existing front deck to the side deck. A water
collection system at the underside of the deck is being proposed to keep the
deck and lower patio area from deteriorating. The understructure of the decking
would be faced with a ceiling for the patio.
(B) The Commission shall consider the following factors when determining whether
the application is or is not congruous with the historic aspects of the Historic
District:
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1)

The height of the building in relation to the average height of the nearest
adjacent and opposite buildings.
This is not applicable. No changes in building height are proposed.

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.
The building is existing and the setback and placement on the lot is not
changing.

3)

Exterior construction materials, including texture and pattern.
The upper roof deck would be constructed entirely of wood. The railing
and trim would match the existing roof deck on the side of the structure
and would be painted white. The applicant states that it is to match the
existing approved deck and railings in HD-13-14. Please see the
attachment: Existing Deck Railing.

4)

Architectural detailing, such as lintels, cornices, brick bond and
foundation materials.
No changes in architectural detailing to the building itself are proposed.
The new decking, railing and trim shall match the existing deck along the
side of the structure. Please see the attachment: Existing Deck Railing.

5)

Roof shapes, forms and materials.
The upper deck serves as a flat roof for the outdoor screened-in-porch
dining area below. The deck would be constructed out of wood. Please
see attachment: Existing Deck Railing. Also, a water collection system
would be installed to the underside of the roof deck.

6)

Proportion, shape, positioning and location, pattern and size of any
elements of fenestration.
This is not applicable. No changes in fenestration are proposed.

7)

General form and proportions of buildings and structures.
The size of the additional deck measures five (5) feet by ten (10) feet. The
location of the existing deck is along the front elevation of the existing
structure and the extension would run five (5) feet off the front elevation
and ten (10) feet to the east.

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 that the existing upper roof deck is in poor
structural condition and is in need of replacing.
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10) Architectural scale.
Building scale refers to building 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.
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:

IV.

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.

ATTACHMENTS:
1. COA Major Works Application
2. Authority for Appointment of Agent
3. Addresses for Notification
4. Applicant’s Deed
5. Applicant’s Narrative
6. Applicant’s Project Description
7. Applicant’s Existing Conditions Photographs
8. Applicant’s Elevation Plan
9. Applicant’s Upper Floor Plan
10. Existing Deck Railing; HD-13-14
11. Current Site Photographs
12. Historic District Commission Guidelines Map Excerpt
13. US Department of the Interior Standards
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V.

HISTORIC DISTRICT COMMISSION ACTION:
To either approve or deny a Certificate of Appropriateness – Major Works 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...
-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-14-19
2) Deny HD-14-19
3) Approve HD-14-19 with the following additional conditions…
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Applicant’s Existing Conditions Photos:
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Applicant’s Elevation Plan:
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Applicant’s Upper Floor Plan:
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Existing Approved Deck Railing:
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Photo dated 7-25-2019:
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Photo dated 7-25-2019:
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Photo dated 7-25-2019:
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Photo dated 7-25-2019; Existing Deck Railing:
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Historic District Commission Map (Subject Property Outlined in Blue)
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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.

HD-14-19

2019 August HDC

Page 41 of 41

