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DATE: January 13, 2021 
SUBJECT: 
 Certificate of Appropriateness Request:   H-34-20 
 Applicant:      Betsy and Knox Morrison 
 Location of subject property:   108 Union St. N 
 Staff Report prepared by:   Katherine Godwin, Sr. Planner 
 

 
BACKGROUND:  

• The subject property, 108 Union St. N, is designated as a “Contributing” structure in the North 
Union Street Historic District. (Exhibit A).  

• Date of Construction: 1912 
• J. Archibald Cannon House: “Handsome, two-story, frame Colonial Revival residence designed by 

Charlotte architect Louis H. Asbury. House follows center hall, double-pile plan and has hip roof 
with centrally placed hip-roofed dormer. Full façade porch with balustrade and paired Tuscan 
columns; center bay of porch projects slightly forward. Adjoining porch to north is sunroom with 
latticed sash windows typical of the bungalow style. Porte-cochere also supported by paired 
Tuscan columns, on north side of house. House is one of five in district designed by Asbury (see 
#s 26, 47, 64, and 114). J. Archibald Cannon was a relative of James William Cannon and owned a 
Concord Lumber Company.” (Exhibit A). 

• Applicant is requesting a Certificate of Appropriateness to: 
o Alter the design of the front porch steps with cheek walls to include: 

 Aligning the cheek walls and concrete caps with the center line of the adjacent 
columns on the front porch; 

 Install heavy, forged steel handrails; and, 
 Replace the existing irregular, steps of parged finish atop of concrete masonry 

units, with uniform, steps parged with traditional concrete stucco atop a solid 
masonry core (Exhibit B). 

DISCUSSION: 
 
The applicants propose to replace the existing front porch stairs with wider and more uniform stairs, 
aligning the cheek walls and concrete caps with the center line of the adjacent columns and installing a 
handrail (Exhibits D and E). According to the applicants, the existing steps are a safety hazard with risers 
varying in height from 5 ½” to 8 ½” and treads varying in depth from 11 ½” to 13” (Exhibits E, E, and F). 
The new steps would have a uniform riser height of 7 ½” and a uniform tread depth of 11 ½” (Exhibit D 
and E). The width of the stairs would increase from 9’ 4” wide to approximately 11’ (Exhibit H). The existing 
steps have a parged finish atop of concrete masonry units (CMUs) (Exhibits D and F). The new steps would 
be parged with traditional concrete stucco atop a solid masonry core (Exhibits D and G).  
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The two cheek walls would also be moved approximately 16” further apart and reconstructed to align 
with the two columns on the front porch (Exhibits D, E, and H). The cheek walls would be constructed of 
brick that matches the rest of the house as best as possible and topped with the existing concrete cap if 
it can safely be removed and reinstalled (Exhibits D, E, F, and G). The dimensions of the cheek walls would 
remain the same (Exhibits D and E). 

The applicants also propose to install a handrail on either side of the stairs to add to the safety of the front 
steps (Exhibit D). The handrails would consist of heavy, forged steel handrails atop a 1 9/16” X 5/16” steel, 
beveled edge flat bar beside both cheek walls (Exhibits D, E, F, and G). The handrails would be attached 
to the new masonry stairs (Exhibit H). 

 
ATTACHMENTS 
Exhibit A: Historic Inventory Information 
Exhibit B: Application for Certificate of Appropriateness 
Exhibit C: Subject Property Map 
Exhibit D: Statement of Project 
Exhibit E: Elevations and Drawings 
Exhibit F: Images  
Exhibit G: Materials 
Exhibit H: Email Correspondence 
 
 

HISTORIC HANDBOOK DESIGN RECOMMENDATIONS: 
Chapter 5- Section 6: Porches 
• Original steps should be retained and handrails should match the railing on the porch. The replacement 

of wooden steps with precast concrete should be avoided. 
• Alterations to original porches that have no historic basis are not appropriate. 

 

 
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 Guidelines 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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Planning Department

H-34-20

108 Union St N

PIN: 5620-89-0179

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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From: Betsy Morrison
To: Katherine Godwin
Cc: Starla Rogers
Subject: Re: Knox and Betsy Morrison -- Certificate of Appropriateness
Date: Monday, December 14, 2020 12:56:59 PM

[NOTICE:  EXTERNAL EMAIL 

Hey Katherine,

I pasted your questions below and have answered them in bold.  Let me know if this
helps!  I am happy to answer any other questions.

Betsy

In your application you said that the new steps would be parged with traditional concrete
stucco atop a solid masonry (assuming matching brick?) or formed concrete core. Since the
current steps are parged concrete masonry units (not wood) we would be okay with either of
these options but need to know which way you would like to go. Also pargeting typically has a
pattern associated with it as the cement is applied with a trowel. Will the steps have a pattern
to it (if so what will the pattern look like) or will it be smooth?

We plan to use matching brick for the cheek walls.  We plan to use smooth traditional
concrete stucco atop solid masonry (matching brick) for the stairs.  There will be no
pattern.

I’m glad you were able to repair the columns and are planning on using the existing concrete
caps if they can safely be removed in one piece. If I am interpreting your application correctly,
the new handrail would be supported by steel bars- are these bars to be attached to the cheek
walls/columns or be coming out perpendicular to the handrail from the stairs themselves?
Ideally the handrail would not be attached to the wood column or the concrete caps that are
historic materials. Preferably they would either be attached to the new cheek wall or supported
by bars attached to the new stairs. Are either of these options amenable to you and if so which
one would you like to propose?

The new handrail will be independent of the columns and cheekwall.  It will be installed
into the new masonry stairs.

What is the current width of the stairs (top and bottom tread)? What will the new width be (top
and bottom tread)? In other words how far are you moving the brick cheek walls?

The current width of the stairs is 9 feet, 4 inches (top & bottom tread).  Upon completion,
the width of the stairs will be approximately 11 feet (top & bottom tread).  We plan to
move the cheek walls out 16 inches total (so that they will center with our existing
columns and provide the ability to build safe stairs).

Exhibit H
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You also included a picture with a measuring tape next to the cheek wall and stairs. I am
assuming this is showing the various heights in step risers or is it the overall height of the
cheek wall? Just want to make sure I’m interpreting and sharing what you sent us correctly
with the commission.

You are correct.  This photograph provides an illustration of the inconsistency in each
step height.  Each step measures a dangerously different height (6.5 in, 8 in, 7.5 in, 8 in, 8
in, 5.5 in).  Sadly, a visitor fell down our steps recently and was injured.

On Mon, Dec 14, 2020 at 11:22 AM Katherine Godwin <godwink@concordnc.gov> wrote:

Hi Betsy,

I was just about to email you so great minds think alike! I am working on the staff report and
presentation for your case now and was hoping we could nail down some details. The more
things we can iron out prior to the HPC meeting the better in terms of the staff report,
presentation, and written order.

In your application you said that the new steps would be parged with traditional concrete
stucco atop a solid masonry (assuming matching brick?) or formed concrete core. Since the
current steps are parged concrete masonry units (not wood) we would be okay with either of
these options but need to know which way you would like to go. Also pargeting typically
has a pattern associated with it as the cement is applied with a trowel. Will the steps have a
pattern to it (if so what will the pattern look like) or will it be smooth?

I’m glad you were able to repair the columns and are planning on using the existing concrete
caps if they can safely be removed in one piece. If I am interpreting your application
correctly, the new handrail would be supported by steel bars- are these bars to be attached to
the cheek walls/columns or be coming out perpendicular to the handrail from the stairs
themselves? Ideally the handrail would not be attached to the wood column or the concrete
caps that are historic materials. Preferably they would either be attached to the new cheek
wall or supported by bars attached to the new stairs. Are either of these options amenable to
you and if so which one would you like to propose?

What is the current width of the stairs (top and bottom tread)? What will the new width be
(top and bottom tread)? In other words how far are you moving the brick cheek walls?
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You also included a picture with a measuring tape next to the cheek wall and stairs. I am
assuming this is showing the various heights in step risers or is it the overall height of the
cheek wall? Just want to make sure I’m interpreting and sharing what you sent us correctly
with the commission.

Thanks in advance for the additional details and clarification.

Katherine

From: Betsy Morrison <betsymorrison@gmail.com> 
Sent: Monday, December 14, 2020 9:16 AM
To: Katherine Godwin <godwink@ConcordNC.gov>
Cc: Starla Rogers <rogerss@ConcordNC.gov>
Subject: Re: Knox and Betsy Morrison -- Certificate of Appropriateness

[NOTICE:  EXTERNAL EMAIL 

Good morning, Katherine.  Thank you for reaching out!

You are correct, there will be no changes to the columns (except the possible handrail
attachment).  We have repaired the original columns (there was significant rot around the
bases).  Also, the steps and cheek walls will "look" the same as they are now...just widened
for safety reasons (and to line up with the columns).  Right now, the steps are stucco-
covered brick and it is our intention to rebuild them with the same material.  It is also our
hope to reuse the existing concrete caps for the cheek walls (if we can safely remove them in
one piece).

I hope this answers your questions.  Let me know if you need anything else from me.

Betsy Morrison

704.661.8848
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On Mon, Dec 7, 2020 at 12:22 PM Katherine Godwin <godwink@concordnc.gov> wrote:

Hi Betsy,

Just wanted to send you a quick email to let you know I got your complete application
today and it is one of the most complete and detailed applications I have received since
joining the City in June so thank you for taking the time to pull that all together.

Basically what you are planning on doing is widening the front porch steps so that the
cheek walls line up with the foundation holding the columns, designing the treads and
risers to be of consistent widths and height and switching the construction to stucco
covered brick or concrete, and adding a handrail. You are not proposing any changes to
the columns (except maybe handrail attachment?) or the concrete caps (if you can safely
remove and reuse). Correct?

I don’t have any other questions at this time but will let you know if any come up as I
prepare your case for the January 13th meeting. Thanks!

Katherine

From: Betsy Morrison <betsymorrison@gmail.com> 
Sent: Friday, December 4, 2020 7:07 AM
To: Katherine Godwin <godwink@ConcordNC.gov>
Subject: Knox and Betsy Morrison -- Certificate of Appropriateness

[NOTICE:  EXTERNAL EMAIL 

Good morning, Katherine,

I have some an application and $20 to drop off today.  Can you tell me your office hours? 
We'd like to be on the January agenda.

Betsy Morrison

108 Union Street, North
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