
 

Historic Preservation Commission 
Case # H-36-20 

Agenda Memorandum 
Historic Preservation Commission 

 
 

DATE: January 13, 2021 
SUBJECT: 
 Certificate of Appropriateness Request:   H-36-20 
 Applicant:      Monty and Carolyn Coggins 
 Location of subject property:   166 A Union St. N 
 Staff Report prepared by:   Katherine Godwin, Sr. Planner 
 

 
BACKGROUND:  

• The subject property, 166 A Union St. N, is an “Intrusive” structure in the North Union Street 
Historic District. (Exhibit A).  

• Built Circa 1950 
• Ritchie Nursing Home: One-story, brick structure with louvered windows, wrought-iron porch 

supports. Although materials and design of building are incongruous with the district, the 
setback of the building is reasonably compatible with those of its contributing neighbors and the 
building is largely hidden by a large magnolia tree. 

• Applicants are requesting a Certificate of Appropriateness to: 
o Replace an arched window with a rectangular window; 
o Demolish an existing front porch/stoop; and, 
o Add a larger porch to the front façade (Exhibit B). 

DISCUSSION: 
The applicants are requesting to replace an arched window with a rectangular window to match the other 
windows on the front façade and to demolish an existing front porch/stoop and replace it with a larger 
front porch (Exhibit B). The current window measures approximately 2’6” by 4’, is not original to the 
house, and is a vinyl clad Pella window, with fifteen (15) panes with a pattern of six (6) panes of arches 
over nine (9) rectangular panes (Exhibits D and F). The new window would measure approximately 2’6” 
by 4’, and be vinyl clad in a three (3) over one (1) pattern to match the rest of the windows on the front 
façade (Exhibits B, D, E, and F). 
 
The applicants are also requesting to demolish an existing front porch/stoop measuring 9’4” by 4’2” in 
order to construct a new front porch measuring 38’ wide by 11’ deep (Exhibits B, D, E, and F). The current 
covered porch/stoop has concrete steps and flooring, PVC columns, wood balustrades and railings, and 
siding, trim, and roofing that matches the house (Exhibits E and F). The proposed porch would also have 
concrete steps (with stone clad plinths with concrete caps) and flooring (concrete slab sloped 1/8”/foot 
suspended) (Exhibits D and F). The handrails on the steps, railing on the porch, and gates would all be 
pressure treated wood painted white to match the house (Exhibits D and F). The tapered columns would 
be built on site out of PVC (Exhibits B and F). The new portico would feature an exposed timber truss 
measuring 6”X8’ and 4”X4’ (Exhibits B and D). The porch skirt and base of the columns would consist of 
white painted brick to match the rest of the house (Exhibits B, D, and F). Any new siding, trim or roofing 
(asphalt shingles) would match the house (Exhibits B and D).  
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ATTACHMENTS 
Exhibit A: Historic Inventory Information 
Exhibit B: Application for Certificate of Appropriateness 
Exhibit C: Subject Property Map 
Exhibit D: Site Plan and Elevations 
Exhibit E: Images 
Exhibit F: Email Correspondence 
 
 

HISTORIC HANDBOOK DESIGN RECOMMENDATIONS: 
Approval Requirement Needs Table 
• New Construction or Additions: All new construction and additions require Commission Hearing and 

Approval. 
• Porches: Removal of porches, adding a new porch, altering the porch or enclosing a porch requires 

Commission Hearing and Approval. 
• Stair or Steps (See Porches): Removal, addition or alteration of external stairs or steps requires 

Commission Hearing and Approval. 
 
Chapter 3- Working with the Historic Preservation Commission 
• A. In General- The Official Maps, (Chapter 1-Preface), of the Districts have been adopted by the City 

Council and designate the boundaries of the Districts. These maps classify the individual properties 
into the following categories according to their relative importance to the character of the district. 

• Intrusive- Those properties which have a definite negative impact on the historical architectural, or 
cultural characteristics for which the District is significant. 

 
Chapter 4- Local Standards and General Policies 
• All buildings, structures, and sites shall be recognized as products of their own time. Alterations that 

have no historical basis and which seek to create an earlier appearance shall be discouraged. 
• 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 a design is compatible with the size, scale, color, material and character of the property, 
neighborhood or environment. 

• New additions or alterations shall be constructed in such a manner as to preserve the essential form 
and integrity of the structure, should the addition or alteration be removed. 

 
Chapter 5- Section 2: New Addition Construction 
• Whenever 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. 
• Site new additions as inconspicuously as possible, preferably on rear elevations and where historic 

character defining features are not damaged, destroyed, or obscured. 
• Additions on the front elevation will not be allowed. 
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• Design additions so they are compatible with the existing building in height, massing, roof form and 
pitch. 

• Reduce the visual impact of an addition on a historic building by limiting its scale and size. Do not 
overpower the site or substantially alter the site’s proportion of built area to green space. 

• 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. 

• Select exterior surface siding and details that are compatible with the existing building in material, 
texture, color, and character. 

• Contemporary substitute materials for siding and roofing on additions should only be considered in 
cases in which the structure utilizes the subject material or a similar non-historic material or if the 
material used on the structure in no longer available. 

• Additions should be constructed in a structurally self-supporting manner to reduce damage to the 
historic building. Construct additions in such a way that loss of historic material or details is minimized. 

• Foundations and eaves or other major horizontal elements, should not generally align on buildings and 
their additions. 

• Protect significant site and landscape features from damage during or as a result of construction by 
minimizing ground disturbance. 

Chapter 5- Section 6: Porches 
• Porches which are original or are compatible with the design of the structure should be retained. 
• 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.  



Exhibit A

godwink
Highlight

godwink
Highlight



Exhibit B



Exhibit B



29

25

23

17

192

186

180

177

172

167

166

166

161

160

157

156

150

138

167

UNION ST N

MARSH AVE N
E

MARSH AVE N
W

CHURCH ST N

UNION ST S

CHURCH ST N

SPRING
 ST SW

KERR ST NW

UNION ST N

CORBAN AVE SW

CABARRUS AVE W CORBAN AVE SE

SPRING ST NW

ELM
 A

VE N
W

BRANCHVIEW
 DR NE

CABARRUS A
VE E

G
E

O
R

G
IA S

T SW
W

ILSON ST NE

C
R

O
W

EL
L 

D
R

 S
W

HILLANDALE ST NE

FR
ANKL

IN
 A

VE
 N

W

BUFFALO AVE NW

YOUNG AVE SW

MCGILL AVE NW

BR
AN

C
H

V
IEW

 D
R

 SE

BURRAG
E RD NE

LI
N

C
O

LN
 S

T 
SW

DEAL ST SE

TODD DR NW

BR
O

AD
 D

R
 S

W

CE
DA

R 
DR

 N
W

BROOKWOOD AVE NW

HILLCREST AVE SE

WINECOFF AVE NW

ST MARY AVE NW

TODD DR NE

RAMDIN CT NW

MAY ST NE

GLENDALE AVE SE

SIMPSON DR NE

BRUMLE
Y A

VE N
E

W
HITE ST SW

AYCOCK ST NE

GROVE AVE N
W

BOGER C
T S

W

EASTOVER DR SE

BLU
ME AVE SW

WILKINSON CT SE

DOUGLAS AVE NW

CROW
EL

L D
R N

W
GUY A

VE
 N

W

ANDREW
S ST NW

CAROLINA AVE NE

N
O

R
M

A
N

 P
T 

N
E

ROBBINS ST SW

Source: City of Concord
Planning Department

H-36-20

166-A Union St N

PIN: 5620-79-5721

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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Note: Skirt and Column Base 
would be white brick not 
stone.

Exhibit D



Exhibit E



Exhibit E



Exhibit E



Exhibit E



From: Carolyn Coggins
To: Katherine Godwin
Subject: Re: Coggins Certificate of Appropriateness [Scan] Coggins Front Porch 12-19-2020
Date: Tuesday, January 5, 2021 3:02:37 PM

[NOTICE:  EXTERNAL EMAIL 

Katherine, 

Please let me know if you have other questions or concerns. I really appreciate your help! 

Carolyn 

2nd set of questions from Katherine

1. Are the dimensions of the changed window going to be 3’5” X 5’2” and is the window in the attic or is it just tall ceilings?

The size of the window will be similar to the arched window ( 2’6” X 4’ ) it will just be rectangular. The ceilings are tall, no attic  space in the front part of the house. 

1. Any pictures or specifics on materials being used would be much appreciated (just got your pictures from Yorktown thanks!).

I attached a picture below of the tapered columns ( we will have the tapered columns on the white brick bottoms ). I talked to the contractor and he recommends to  build the tapered columns  out
of PVC on site. He said he could use wood if necessary. 

1. Are you getting new drawings showing the brick instead of the stone? If so I would like to incorporate them into the presentation/exhibits.

No. We are not getting new drawings. 

Comments on the Staff Report :
The current columns are made out of PVC. The railings are wood. 
The new columns could be made out of PVC or wood. ( see the comment from the builder above )

On Mon, Jan 4, 2021 at 4:00 PM Katherine Godwin <godwink@concordnc.gov> wrote:

Couple more questions…

1. Are the dimensions of the changed window going to be 3’5” X 5’2” and is the window in the attic or is it just tall ceilings?
2. Any pictures or specifics on materials being used would be much appreciated (just got your pictures from Yorktown thanks!).
3. Are you getting new drawings showing the brick instead of the stone? If so I would like to incorporate them into the presentation/exhibits. 

1. 

I’ve attached what I have so far for your staff report. Please review and provide me with any corrections.  Thanks!

Katherine

From: Carolyn Coggins <carolynhcoggins@gmail.com> 
Sent: Monday, January 4, 2021 2:54 PM
To: Katherine Godwin <godwink@ConcordNC.gov>
Subject: Re: Coggins Certificate of Appropriateness [Scan] Coggins Front Porch 12-19-2020

[NOTICE:  EXTERNAL EMAIL 

I have provided answers to your questions below. I will follow up with the builder on whether the columns will be built on site and what the material will be. Please let me know if you have other questions. 

I am happy to drop a paper copy of the plans off to you if that helps. 

1. For the arch window you are planning on replacing- what is the material, dimensions, and was it original to the house? what size window are you replacing it with and what material? and what material are the
windows on the front porch since they will be matching and I believe retained (but with the shutters being removed)?

I do not believe the arch window was original to the house. The arch window is estimated 2’6” X 4’. All the windows currently on the house are vinyl clad Pella windows. The existing front window dimensions
are 3’5” X 5’2”. The window to replace the arch window will also be vinyl clad, same style as the current  rectangular windows.  
Yes, we are retaining the existing windows and removing the shutters. 

2. The existing stoop/porch- if I am interpreting your site plan correctly you are extending your front porch out as well as widening it. Are you planning on demolishing what is there currently or building on to it
in terms of the flooring/roof/columns etc.? What are the current dimensions of the stoop/porch?
We are removing the current stoop ( current dimensions 4 ft 2 inches deep and 9 ft 4 inches wide ) 

3. Would the two lower wood brackets be covered up/removed for the new porch roof?

Yes 

4. Will the handrails on the two set of steps match the handrails around the new porch?

Yes

5. Are you able to bring sample materials or submit a picture of the stones and columns so we can get an idea of how they will look with the rest of the house/ district?

We are going to use brick instead of stone. The brick will match the white painted brick currently on the house.

I will check with the builder about the columns. I also will send some pictures of homes currently in the Historic District with Craftsman columns

6. I noticed that there are some big beautiful Magnolia trees in your front yard. It's hard to tell just how far away they are from the current porch and how far away they will be from the proposed porch using
Google Streetview.  Can you provide us with an estimate of the distance from the edge of the proposed porch to the tree trunk and if any limbs will need to be removed? Depending on if we expect there may be
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damage to the tree's root structure or if extensive pruning will be necessary, we may ask Bill Leake to look into it and provide his recommendations. 

The tree on the Marsh Street side will be 14 feet from the front edge of the new porch. The tree on the driveway side will be 20 feet from the edge of the new porch. There will be moderate limb pruning necessary,
especially  on the tree on the Marsh Street side.  We do not believe there will be a need for any total limb removal, just pruning the ends. 

We are happy to have Bill Leake come give his professional opinion. 

Kind Regards, 

Carolyn 

From: Katherine Godwin <godwink@ConcordNC.gov> 
Sent: Monday, December 21, 2020 10:29 AM
To: Carolyn Coggins <carolynhcoggins@gmail.com>
Subject: Re: Coggins Certificate of Appropriateness [Scan] Coggins Front Porch 12-19-2020

Hey Carolyn,

So I have reviewed your application and have a couple of questions:

1. For the arch window you are planning on replacing- what is the material, dimensions, and was it original to the house? what size window are you replacing it with and what material? and what material are the windows on the
front porch since they will be matching and I believe retained (but with the shutters being removed)?

  The existing stoop/porch- if I am interpreting your site plan correctly you are extending your front porch out as well as widening it. Are you planning on demolishing what is there currently or building on to it in terms of the
flooring/roof/columns etc.? What are the current dimensions of the stoop/porch?

1. 

2. Would the two lower wood brackets be covered up/removed for the new porch roof?

3.  Will the handrails on the two set of steps match the handrails around the new porch?

4. Are you able to bring sample materials or submit a picture of the stones and columns so we can get an idea of how they will look with the rest of the house/ district?

5. I noticed that there are some big beautiful Magnolia trees in your front yard. It's hard to tell just how far away they are from the current porch and how far away they will be from the proposed porch using Google Streetview.  Can
you provide us with an estimate of the distance from the edge of the proposed porch to the tree trunk and if any limbs will need to be removed? Depending on if we expect there may be damage to the tree's root structure or if
extensive pruning will be necessary, we may ask Bill Leake to look into it and provide his recommendations. 

I think that about covers my questions. Just let me know if you have any questions or additional material/information you would like added to your application. Thanks!

Katherine

From: Katherine Godwin <godwink@ConcordNC.gov>
Sent: Monday, December 21, 2020 8:24 AM
To: Carolyn Coggins <carolynhcoggins@gmail.com>
Subject: Re: Coggins Certificate of Appropriateness [Scan] Coggins Front Porch 12-19-2020

Hey Carolyn,

Just wanted to let you know that I received your application this weekend and will be looking at it this morning. I'll let you know if you have any questions. Thanks!

Katherine

From: Carolyn Coggins <carolynhcoggins@gmail.com>
Sent: Saturday, December 19, 2020 9:19 AM
To: Katherine Godwin <godwink@ConcordNC.gov>
Subject: Coggins Certificate of Appropriateness [Scan] Coggins Front Porch 12-19-2020

[NOTICE:  EXTERNAL EMAIL

Katherine, please let me know if we need anything else for the documentation of our front porch project. I can pay the fee electronically or can walk it down to the office on Monday.

Thank you for your help.
Carolyn Coggins
--
Sent with Genius Scan for iOS.
https://urldefense.proofpoint.com/v2/url?u=https-3A__dl.tglapp.com_genius-
2Dscan&d=DwIFAg&c=Q8ptbAtg60ikQUwQ17QQQw&r=vurxt6TYMovZFAd3iBYrm9Fiw9Tk_gZ7_TUNAhP5Wio&m=2RIbj986lCbcHmo73bs3KhuCCRLj4U6i0P7Cwuq34f4&s=mKO5P_FX32ztoV5SQGt1NhahUacQhIJFg_0Q-
Y5CF68&e=

Sent from my iPhone

Pursuant to North Carolina General Statutes Chapter 132, Public Records, this electronic mail message and any attachments hereto, as well as any electronic mail message(s) that may be sent in response to it may be considered public
record and as such are subject to request and review by anyone at any time.

Pursuant to North Carolina General Statutes Chapter 132, Public Records, this electronic mail message and any attachments hereto, as well as any electronic mail message(s) that may be sent in response to it may be considered public
record and as such are subject to request and review by anyone at any time.

Pursuant to North Carolina General Statutes Chapter 132, Public Records, this electronic mail message and any attachments hereto, as well as any electronic mail message(s) that may be sent in response to it may be considered public record
and as such are subject to request and review by anyone at any time.
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