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BACKGROUND 
• The subject property, 391 Union St. S is designated as a “Pivotal” structure in the South Union Street

Historic District (Exhibit A).
• “Large and magnificently situated two-story frame house with Queen Anne and Colonial Revival

elements and exceptionally deep wrap-around porch, the major product of an early twentieth century
remodeling. Visually the most important property in the district, the house stands impressively at the
crest of a hill several hundred feet east of S. Union St., and is reached by a curving driveway. Set in its
broad, deep lot, the rear portions of which are wooded, the house vividly recalls the semi-rural character
of S. Union St. during the early years of development. The major feature of the house is the huge porch,
which wraps around both sides of the house and has both a four-bay balcony and a porte-cochere on
the south (right) side. The porch has a retaining wall clad in shingles and is supported by paired, tapered
Tuscan columns rising from the wall. All of the gables on the front and sides of the house have spindle
work ornaments. The house retains its early twentieth century covering of slate shingles, and its two
corbeled chimneys remain intact. The interior has a pleasing combination of Queen Anne and Colonia
Revival details.” (Exhibit A).

DISCUSSION 
On March 7, 2023, Cary Gluf, applied for a Certificate of Appropriateness under Concord Development 
Ordinance (CDO) §9.8 for modifications including, but not limited to, partial demolition, a second story 
addition, addition of porches and a rear deck, and modification to the driveway (Exhibit B).  

The applicant is proposing to demolish most of the existing roof structure at the rear of the house which 
covers the single-story area. The kitchen pantry, rear wood deck, and trashcan enclosure will also be 
demolished, along with the second story shed roof and the unused brick chimney on the back of the laundry 
room.  

The applicant is also proposing a two-story addition at the rear of the house and includes the following: 

First Floor Modifications 
• Kitchen addition which includes a new, triple 20x44 double-hung, one-over-one window on the

rear of the house.
• Remodeled Breakfast Room with a 3’-5” x 11’-0” bump-out. The bump-out includes a pair of

30”x96” patio doors and four 18”x72” double-hung, one-over-one windows.
• 3’x7’-6” hanger rod supported aluminum canopy above the entry doors.
• Family room addition to include a double 28”x80”, double-hung, two-over-one window on the left

side to replace two separate, existing mis-matched double hung windows.



2 
 

• Pantry/Half Bath addition (7’ X 14’) connecting the kitchen to a new screened porch. The pantry 
and half bath each have one 20”x20” awning window. One faces the back of the house and one 
faces the front. 

• Addition of a screened porch (14’ x 16’) which includes a stacked-stone fireplace, brick foundation 
and slate roof. 

• Existing rear window to be replaced with a pair of double-hung, two-over-one windows which will 
fit the existing opening. 

• Wood deck addition (447 sq. ft) on the rear with a combination wood and metal railing. Decking 
may be either standard pressure treated lumber or DuxxBak composite lumber. 

 
Second Floor Modifications 

• Owner’s Suite (15’-8” x 21’-10”) to match footprint of the first-floor laundry room/bathroom area. 
Includes two 32”x72” double-hung, two-over-one windows on the right side; triple 32”x72” 
double-hung, two-over-one set of windows on the rear. 

• Covered porch addition with a 60’x60” picture window located on the back wall of the new owner’s 
bath; porch design mimics the elements of existing porches. 

• Children’s Suite addition (16’-7” x 28’-5”) located above the new kitchen/family room area. 
Includes two 32”x60” double-hung, two-over-one windows; one 20”X20” awning window on the 
left side; a pair of 32”x72” double-hung, two-over-one windows on the rear. 

Additional Modifications 
• Existing generator to be relocated to less prominent location on the property and screened on the 

front with vegetation. 
• Partial parts of the existing gravel drive will be removed and replaced with lawn and a new circular 

area will be added to the front, right of the house. 

ATTACHMENTS 
Exhibit A: National Register of Historic Places Inventory 
Exhibit B: Application for Certificate of Appropriateness 
Exhibit C: Subject Property Map 
Exhibit D: Site Plans 
Exhibit E: Existing Floor Plans 
Exhibit F: Proposed Floor Plans 
Exhibit G: Proposed Elevations 
Exhibit H: Project Description and Proposed Materials 
Exhibit I: Applicant Submitted Photographs 
 
HISTORIC HANDBOOK DESIGN RECOMMENDATIONS 
 
Chapter 4: Local Standards and General Policies 
Alterations: Alterations having no historical basis shall be avoided whenever possible.  Any type of 
alteration of exterior features of a building, site, or environment within the Historic Districts which is not 
specifically listed within these regulations shall be referred to the Historic Preservation Commission for 
action on the issuance of a Certificate of Appropriateness. 

 
• Contemporary design for alterations and additions to existing properties shall be encouraged when 

such alterations and additions do not destroy significant historical, architectural or cultural material, 
and such design is compatible with the size, scale, color, material and character of the property, 
neighborhood or environment. 
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• New additions or alterations shall be construed in such a manner as to preserve the essential form and 
integrity of the structure, should the addition or alteration be removed. 

 
Approval Requirement Needs Table: Demolition 
Demolition of any building or part thereof requires Commission Hearing and Approval. 
 
Approval Requirement Needs Table: New Construction or Additions 
All new construction and additions require Commission Hearing and Approval. 
 
Chapter 5 – Section 2: New Addition Construction  

• Wherever possible, new additions to buildings shall be done in such a manner that if they were to 
be removed in the future, the essential form and integrity of the original building would not be 
impaired. 

• New addition design for historic structures shall be compatible with the size, scale, color, material 
and character of the neighborhood, the building and its environment. 

• Although designed to be compatible with the historic building, an addition should be discernible 
from the original building. 

Design Standards: New Addition Construction 
• Site new additions as inconspicuously as possible, preferably on rear elevations and where historic 

character defining features are not damaged, destroyed, or obscured. 
• Inset additions from rear building corners to differentiate them from the existing building and to 

reduce public visibility. 
• Design additions so they are compatible with the existing building in height, massing, roof form 

and pitch. 
• New additions should be installed in such a manner that would allow the home to be reverted to its 

original state without damaging historic features. 
• New additions should be compatible in character but use a contemporary design in order to 

differentiate additions from the historic structure. 
• Windows in additions should be similar to those in the original buildings in their proportions, 

spacing, and materials. 
• Select exterior surface siding and details that are compatible with the existing building in material, 

texture, color, and character. 

Approval Requirement Needs Table: Awnings and Canopies 
Adding awnings and canopies requires Commission Hearing and Approval. 
 
Approval Requirement Needs Table: Windows 
Replacement/changes in window design. Removal of original windows, window components, and changes 
in the window openings require Commission Hearing and Approval. 
 
Chapter 5 - Section 5: Fenestrations 

• Awnings and canopies constructed of canvas are appropriate with commercial structures and in 
some instances with residential structures. Types of residential structures with which awnings are 
most compatible are Bungalow, Queen Ann, and Colonial Revival.  

• Aluminum awnings or canopies are inappropriate. 
• New windows should be consistent or compatible with existing units. 
• The emphasis of new windows should be vertical rather than horizontal. 
• Wood is the most appropriate material 
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Design Standards: Fenestrations 
• Choose windows that are appropriate for the style of building, maintain vertical emphasis, and 

avoid large single paned units. 
• Awnings or canopies should be mounted within the opening, directly on the window or door frame, 

or as an alternate, just outside the opening. 

Approval Requirement Needs Table: Balconies and Decks 
Addition of a balcony or deck where none previously existed requires Commission Hearing and Approval. 
 
Approval Requirement Needs Table: Porches 
Removal of porches, adding a new porch, altering a porch, or enclosing a porch requires Commission 
Hearing and Approval. 
 
Chapter 5 – Section 6: Porches 

• Decks are generally not appropriate for homes within the districts. However, when decks are 
constructed, they should he located in the rear yard only, and should not project into the interior 
side yard. 

• Decks should be avoided on corner lots, since their view cannot be completely obscured from both 
streets. 

• Rails on decks should match those on the porches. Lattice and shrubbery around the foundations 
enhance the appearance of decks, and should be utilized when possible. 

Design Standards: Porches 
• Decks may only be located in the rear of the property. 
• Design decks to be compatible in material, color, and detail with the historic building. 
• Construct decks so that they can be removed in the future without damaging the historic structure. 
• Construct decks so that there is the least possible loss of historic fabric. Also, ensure that character-

defining features of the historic building are not obscured, damaged, or destroyed. 
• Inset decks from the corner of the primary structure where necessary in order to prevent visibility 

from the street. 

Approval Requirement Needs Table: Patios, Walks, And Driveways 
All new patios, walks, and driveways require Commission Hearing and Approval. 
 
Chapter 5 – Section 10: Driveways, Walkways, and Parking 

• Gravel and pavement are acceptable materials for driveways, as are some alternative materials 
such as cobblestone, brick, and pervious pavers. 

Design Standards: Driveways, Walkways, and Parking 
• Parking areas should not be the focal point of the property, and should be located in such a manner 

as to minimize their visibility from the street. 
• Use vegetation screen or berms to reduce reflection and visual confusion. Within residential areas, 

integrate parking areas into landscaping and surface with the appropriate materials such as 
concrete, brick, crushed stone or gravel. 

Approval Requirement Needs Table: Mechanical Equipment 
All mechanical equipment requires Commission Hearing and Approval. 
 
Chapter 5 – Section 12: Mechanical and Incidental Equipment 

• Equipment that is visible from the street should utilize shrubbery or fencing for screening from the 
street and adjacent property. 
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Design Standards: Mechanical and Incidental Equipment 
• Place mechanical equipment in areas which utilize existing features such as fences, walls, and 

landscaping to screen their view. 

Approval Requirement Needs Table: Siding  
Alteration of siding from one material to another (shingles to clapboard etc.) requires Commission Hearing 
and Approval. 
 
Approval Requirement Needs Table: Siding Removal 
Removal of siding to be replaced with another material (shingles to clapboard etc.) requires Commission 
Hearing and Approval. 
 
Chapter 5 – Section 4: Siding and Exterior Materials 

• There are a variety of materials available for use on the exterior of both existing structures and for 
new construction. Wood siding is the predominate exterior material within the Historic Districts. 

Design Standards: Siding and Exterior Materials 
• The removal of artificial siding and restoration of original siding materials in encouraged. 

Approval Requirement Needs Table: Roof Materials and Shape 
Repairs or changes which alter the shape of the roof requires Commission Hearing and Approval. 
 
Chapter 5 – Section 7: Roofing 

• Typical roofing materials used are tin, copper, slate, tiles, wood, and composition shingles. 
• Changes to roof pitch, configuration and materials from that of the original should be avoided. 

Design Standards: Siding and Exterior Materials 
• Use materials in new construction that are consistent with the style of the building; materials 

should be unobtrusive in texture as well as color. 
• Roof shapes, texture and material should be compatible with new construction as well as with 

immediate buildings 

Approval Requirement Needs Table: Miscellaneous 
Any type of alteration of exterior features of a building, site, or environment which is not specifically listed 
requires Commission Hearing and Approval. 
 
 
RECOMMENDATION 

1. The Historic Preservation Commission should consider the circumstances of this application for a 
Certificate of Appropriateness relative to the North and South Union Street Historic Districts 
Handbook and act accordingly.  

2. If approved, applicant(s) should be informed of the following:  
 City staff and Commission will make periodic on-site visits to ensure the project is 

completed as approved.  
 Completed project will be photographed to update the historic properties survey.  
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90.. William A. Ritchie House 
377 S. Union St. 
1926 (IO) 
C 

Item number 

#7 

0HB No. 1024-0018 

Expires l0-Jl-87 

_l?age 

36 

One-and-a-half story, frame house attractively combining Colonial ·-Revival 
and bungalow style features. House has side gable roof with broad 
center facade gable. House's most distinctive feature is a shallow 
entrance portico with flared horseshoe-arched canopy supported by 
two . Doric columns and two _pilasters. Two bays of three 9/1 sash 
windows flank the entrance; they retain their original canvas awnings. 
A porte-cochere upheld by Doric columns adjoins the house's south 
(left) side. 

This house occupies the north side of the Ritchie family tract purchased 
by Charles F. Ritchie in the early 1900s. William Ritchie, one of 
Ritchie's sons, erected this house on land he obtained from his father. 
William Ritchie ran his father's business, the Ritchie Hardware Store 
in downtown Concord. William Ritchie's widow· still lives in the house. 

91. Caldwell-Ritchie House
391 S. Union St.
erected before 1902, remodeled between 1908 and 1914 (1O,CD)
p

•.

Large and magnificently situated two-story frame house with Queen
Anne and Colonial Revival elements and exceptionally deep wrap-around
porch, the major product of an early twentieth century remodeling.
Visually the most important property in the district, the house stands
impressively at the crest of a hill several hundred feet east of S.
Union St., and is reached by a curving driveway. Set in its broad,
deep lot, the rear porti,;ms of which are wooded, the house vividly
recalls the semi-rural character of S. Union St. during the early years
of development.

The major feature of the house is the huge porch, which wraps around
both sides of the house and has both a four-bay balcony and a porte
cochere on the south ( right) side. The porch has a retaining_ wall 
clad in shingles and is supported by paired, -- tapered Tuscan columns 
rising from the wall. All of the · gables on the front · and sides of 
the house have spindle work ornaments. The house retains its early 
twentieth century covering of slate shingles, and its two corbeled 
chimneys remain intact. The interior has a pleasing combination of 
Queen Anne and Colonial Revival details. 
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These maps and products are designed for general
reference only and data contained herein is subject 
to change. The City Of Concord, it's employees or 
agents make no warranty of merchantability or fitness 
for any purpose, expressed or implied, and assume no 
legal responsibility for the information contained therein. 
Data used is from multiple sources with various scales 
and accuracy. Additional research such as field surveys 
may be necessary to determine actual conditions.
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David & Jill Hobson Project 
391 Union Street South 
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Project Description: 
 

1. Owners are proposing to demolish most of the existing roof structure on the back of the 
house which covers the single-story area of the house. The non-contributing, first story 
Kitchen Pantry, rear wood deck, and trash can enclosure, will also be demolished. The 
small, second story shed roof, which covers the only second story bathroom will also be 
demolished. The unused brick chimney on the back of the Laundry Room will be 
demolished. 

2. Left and Right designations are considered looking from the front of the house. 
3. Exterior new work is limited to the area behind the two story, double gable back wall, 

considered to be the limit of the main, original house. All exterior walls affected by this 
project, including the double gable back wall, are currently covered with vinyl siding. 

4. Owners are proposing a two-story addition which will square up the back of the house 
and the existing bay window with an additional 323 SF of heated area on the first floor 
and 974 SF on the second floor.  

5. The addition/remodel includes the following First Floor items: A new Kitchen which 
includes a new, triple 20x44 double-hung, 1 over 1 window on the rear of the house. A 
remodeled Breakfast Room with a 3’-5” x 11’-0” bump-out. The bump-out includes a 
pair of 30”x96” patio doors and four 18”x72” double-hung, 1 over 1 windows. A new 
3’x7’-6” hanger rod supported aluminum canopy will sill sit above the entry doors. A 
new Family room which includes a double 28”x80”, double-hung, 2 over 1 window on 
the left side. This double window replaces two separate, mis-matched double hung 
windows in the same area. A new 7’ X 14’, one-story Pantry/Half Bath addition which 
connects the Kitchen to a new Screened Porch. The Pantry and Half Bath each have one 
20”x20” awning window. One faces the back of the house and one faces the front. A 
32”x84” patio door opens to the Screened Porch. A new 14’ x 16’ Screened Porch which 
includes a stacked-stone fireplace. It has a brick foundation and slate roof. The rear 
window (center picture with flanking casements) will be replaced with a pair of double-
hung, 2 over 1 windows which will fit the existing opening. A new 447 SF wood deck on 
the rear, with a combination wood and metal railing. Decking may be either standard 
pressure treated lumber or DuxxBak composite lumber. 

6. The addition/remodel includes the following Second Floor items: A new Owner’s Suite 
(15’-8” x 21’-10”) matches the footprint of the first floor Laundry Room/Bathroom area. 
It includes tow 32”x72” double-hung, 2 over 1 windows on the right side and a triple 
32”x72” double-hung, 2 over 1 set of windows on the rear. The new roof line will extend 
from the existing left gable on the rear of the house. A new Covered Porch, accessed 
from the Owner’s Suite via a 32”x84” patio door. The porch includes a 60’x60” picture 
window located on the back wall of the new Owner’s Bath. Porch design mimics the 
elements of existing porches with the addition of a metal railing to improve the view of 
the back yard. A new Children’s Suite (16’-7” x 28’-5”) located above the new 
Kitchen/Family Room area. It includes two 32”x60” double-hung, 2 over 1 windows and 
one 20”X20” awning window on the left side and a pair of 32”x72” double-hung, 2 over 
1 windows on the rear. 

7. The existing generator will be relocated to less prominent location on the property per the 
new Site Plan. It will be screened on the front with vegetation. 
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8. Owners intend to match the existing siding, trim, soffit/fascia, and roofing materials of 
the original, existing house as closely as possible. New siding will be solid wood or 
cement fiber lap siding and shake siding. Lap exposure and shake size to match as closely 
as possible, noting the varied sizes of shake siding pieces. New wood columns will match 
existing columns as closely as possible. New roof pitches will match existing as closely 
as possible with the exception of the Kitchen/Screened Porch connector. The new 
Screened Porch and Connector will have a slate tile roof (new or reclaimed). The two 
new, second story gables will have slate tiles roofing on the outward facing planes and 
asphalt shingles on the interior facing planes. There is a large cricket roof between the 
two new gables, which will be covered with a membrane system. 

9. Some existing gravel drive areas will be removed and replaced with lawn. A new circular 
area will be added at the front, right of the house. Please see the Site Plans. 

 
Proposed Windows by Marvin 
 
Multiple sizes, as described above, will be used These all wood windows will match the 
materials of the main house windows. None of the new windows are replacing any original, 
historically significant windows. the new windows are designed to be compatible with the 
existing house, and per the Historic handbook, will be discernable from the original windows. 
The 5/8” SDL mullion detail will be used. 
 
Proposed Window Details 

 
Windows will not include aluminum cladding on the exterior. 
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Metal Deck Railing– Color: Black 
 

 
 
New Rear Deck.  Wood Grain Embossed. Color to be determined. 
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Screened Porch Chimney. Color to be determined. 
 

 
 
New Entry Canopy at New Back Doors 
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Existing Photos 
 
Existing House: View from Union Street South 

 
 
Existing House: View from Left Side 
 

 
Area of Addition will replace the singled roof areas on the left side of this photo 
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Existing House: View from Rear 
 

 
 
 
Additional Rear View 

 
 
 
Existing House: View from Left Side 
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Area of Addition will replace the singled roof area on the right side of this photo 
 
The only new work that will be visible from Union Street will be the new Screened Porch and 
Connector to the Kitchen.                                                        
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