1. Call To Order
2. Approval Of Minutes
2.I. August 10, 2022 Historic Preservation Commission Regular Meeting
3. Hearing Items
3.I. Tim K. Gulledge And Steve Winsett Of American Legion I.T. Mann Post 87, 409 W.
High Avenue, CA-22-11
A request to modify an accessible side entrance located on the southwest side of the
building, rebuild and extend the existing porch across the full width of the rear façade,
replace the existing asphalt roofing on all four porches with metal roofing, painted green,
add a four to five-foot high modular precast concrete block retaining wall in the front yard
near the back of sidewalk, and add an approximately 30-foot wide by 15-foot deep concrete
pad in front of new flagpoles in the front yard.
Documents:
STAFF REPORT (CA-22-11).PDF
4. Announcements
5. Adjournment

CITY OF HIGH POINT
PLANNING AND DEVELOPMENT DEPARTMENT
STAFF REPORT
CERTIFICATE OF APPROPRIATENESS CA-22-11
September 14, 2022
Request
Applicant: Tim Gulledge and Steve Winsett of The
Owner(s): American Legion Post 87
American Legion I.T. Mann Post 87
409 W High Avenue
Proposal: A request to modify an accessible side entrance located on the southwest side of the
building, rebuild and extend the existing porch across the full width of the rear façade, replace
the existing asphalt roofing on all four porches with metal roofing, painted green, add a four to
five-foot high modular precast concrete block retaining wall in the front yard near the back of
sidewalk, and add an approximately 30-foot wide by 15-foot deep concrete pad in front of new
flagpoles in the front yard.
Description of Property
The one-story, rectangular brick and cement block modern building at 409 W. High Avenue
built in 1960 has a shallow front-gable roof. The front entrance is sheltered by an asymmetric
shed-roofed porch supported by four square wood posts and a brick wall that extends above the
building’s roof line. A wide shed-roofed rear porch extends across approximately two-thirds of
the rear façade. Two covered entryways are located on the southwest side of the building. All
four walls of the building have a number of window openings that have been covered with T111 wood siding. The 6,328 square foot building is sited in the middle of the property with a
large grass front yard and a large asphalt parking lot to the rear and asphalt access drives on each
side. There is one flagpole located in the center of the front yard. (Information from West High
Street National Register Historic District Nomination Report by Dorothy Gay Darr, 2006).
Details of Proposal
The applicant is requesting a Certificate of Appropriateness (COA) to modify an accessible side
entrance located on the southwest side of the building, rebuild and extend the existing porch across
the full width of the rear façade, replace the existing asphalt roofing on all four porches with metal
roofing, painted green, add a four to five-foot high modular precast concrete block retaining wall
in the front yard near the back of sidewalk, and add an approximately 30-foot wide by 15-foot
deep concrete pad in front of new flagpoles in the front yard.
The applicant is proposing a number of modifications to the existing building and improvements
to the site. The first building modification proposed is the removal of the existing 1/8-inch thick
paneling that surrounds two sides of the existing entry porch located near the southwest corner of
the building. According to the applicant the paneling is very deteriorated and not original to the
structure. With the removal of the paneling, access to the building will be much improved for
disabled members and the porch will more closely match the appearance of the larger porch located
in the middle of the southwest facing wall. The second building modification proposed is the
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extension of the existing rear porch across the entire rear façade. The current porch only extends
across approximately two-thirds of the width of the building. Due to the existing rear porch not
meeting current building codes, the existing porch is proposed to be completely removed and
rebuilt across the entire rear façade to current building code requirements. The proposed porch will
utilize square wood posts to support the new shed roof. The third building modification proposed
is to replace all four porches’ asphalt shingle roofs with ribbed metal roofing, painted green.
The first site improvement proposed is the installation of a new four-to-five-foot-high modular
precast concrete block retaining wall located several feet behind the existing concrete sidewalk.
Each 7x12-inch block of the retaining wall has a textured face and is gray in color. The retaining
wall will vary in height due to the change in grade from one side of the property to the other. One
opening in the middle of the retaining wall is proposed for a walkway leading to the flagpoles and
memorial area in the center of the front yard.
The second site improvement proposed is the removal of the existing circular walkway around the
one flagpole that is currently in place and replacement with a rectangular concrete pad no larger
than 30-feet in width and 15-feet deep. The concrete pad is proposed to be sized according to the
number of flagpoles erected at the rear of the pad.
The third site improvement proposed is the erection of new flagpoles at the rear of the proposed
rectangular concrete pad. The plan submitted indicates a total of seven flagpoles.
Staff Analysis and Comment
The American Legion Post 87 building was listed as a non-contributing structure in the reports
completed for both the West High Street National Register District and the West High Avenue
local historic district, which were established in 2007. This building is the only non-contributing
building in the West High Avenue district. Its non-contributing status is due primarily to being a
much newer building than its neighbors and not being constructed within the district’s period of
significance (1879-1922). Non-contributing status can also be due to alterations made to a structure
that severely impact its historic value, such as the removal of period architectural features,
replacement of style elements such as windows, doors, siding, lighting, etc. with non-period
designs and/or materials, or structural alterations that remove, cover or are incongruous to the basic
architectural style of the structure. Once these types of changes are made, the structure is “lost” in
terms of its contribution to the district. But since the Historic District Overlay Zone regulations
apply to all of the properties within its boundaries – meaning that non-contributing properties, too,
are subject to COA requirements – the Commission is in a position to protect the potential historic
value of structures that might later be considered contributing. The Commission should not only
consider what effect the changes at 409 W. High Avenue will have on that property’s ability to be
contributing, but what effect the changes will have on neighboring properties and the district as a
whole.
The 1/8-inch paneling that surrounds two sides of the porch located near the southwest corner of
the building was added to the structure following its initial construction and was not properly
constructed. Removal of the paneling from the porch will make the entrance function much better
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for disabled members and will more closely resemble the larger porch covering the entry located
near the middle of the southwest facing wall.
The proposed extension of the porch across the entire width of the rear façade will add additional
outside covered area for American Legion members to relax outdoors and also to congregate prior
to entering the building. The proposed porch extension will have the same appearance as the
existing porch, utilize materials similar to the existing porch and maintain the design
characteristics of the existing rear porch. The following design standards for Entrances, Porches
and Terraces are relevant to the applicant’s request to modify the existing entrance on the
southwest side of the building and to extend the existing porch across the full width of the rear
façade:
1. Retain and preserve entrances, porches, and terraces that contribute to the overall
historic character of a building, including such functional and decorative elements as
columns, pilasters, piers, entablatures, balustrades, sidelights, fanlights, transoms, steps,
floors, and ceilings.
2. Protect and maintain the historic wood, masonry, and metal elements of entrances,
porches, and terraces through appropriate surface treatments.
4. If replacement of a deteriorated historic element or detail of an entrance, porch, or
terrace feature is necessary, replace only the deteriorated detail or element in kind rather
than the entire feature. Match the original in design, dimension, and material. Consider
use of compatible substitute materials only if using the original material is not feasible.
5. If replacement of an entire historic entrance, porch, or terrace feature is necessary
because of deterioration, replace it in kind, matching the original in design, dimension,
detail, texture, and material. Consider the use of compatible substitute materials only if
using the original material is not feasible.
The applicant’s plan to replace the existing asphalt shingle roofs on the four porches located on
the front, side and rear elevations of the structure with a ribbed metal roof that is painted green is
potentially a significant change to the appearance of the existing building. Due to the large size of
the building, the relatively small size of the porches, and that the building’s porches are not a
significant distinguishing feature of the building, a change in roofing material from dark gray
three-tab asphalt shingles to a ribbed metal roof, painted green should not change the character of
the non-contributing building or be incongruous with the special character of the West High
Avenue Historic District. The following design standards for Roofs are relevant to the applicant’s
request to replace the existing asphalt shingle roofs on the four porches located on the front, side
and rear elevations of the structure with a ribbed metal roof that is painted green:
1. Retain and preserve roofs and roof forms that contribute to the overall historic character
of a building, including their functional and decorative features, such as roofing
materials, cresting, dormers, chimneys, cupolas, and cornices.
2. Protect and maintain the metal, wooden, and masonry elements of historic roofs through
appropriate methods.
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4. If replacement of a partially deteriorated historic roof feature is necessary, replace only
the deteriorated portion in kind to match the original feature in design, dimension, detail,
color, and material. Consider use of compatible substitute materials only if using the
original material is not feasible.
5. If full replacement of a deteriorated historic roofing material or feature is necessary,
replace it in kind, matching the original in scale, detail, pattern, design, material, color,
and details such as ridge and hip caps. Consider compatible substitute materials only if
replacement in kind is not feasible.
The Design Standards state that brick and stone retaining walls are common especially on West
High Avenue where the grade change is significant between the properties and the street level. The
Design Standards also state that where new walls are deemed necessary, either to enhance the site
or increase security, the location, material, dimension, opacity, and design should be considered,
specifically in comparison with existing historic walls in the district and that it is important to
consider the age and architectural style of the building as well as the overall character of the
district. The Design Standards also state that manufactured stone or block walls are not appropriate
in the historic districts. Currently, there is no retaining wall located near the front of the applicant’s
property. While there are brick and stone retaining walls in the district, the applicant’s plan to erect
a new four-to-five-foot-high modular precast concrete block retaining wall located several feet
behind the existing concrete sidewalk would introduce a new, relatively modern material to the
West High Avenue District and streetscape. The following Design Standard for Fences and Walls
is relevant to the applicant’s request to erect a new four-to-five-foot-high modular precast concrete
block retaining wall located several feet behind the existing concrete sidewalk:
8. Introduce compatible new fences and walls constructed of traditional materials only in
locations and configurations that are characteristic of the district. Keep the height of new
fences and walls consistent with the height of traditional fences and walls in the district.
Proposals for new paved areas in a historic district should consider the compatibility of the siting,
spacing, configuration, width, and paving materials with the property and district. The applicant’s
proposal to remove the existing circular concrete walkway surrounding the existing flagpole and
replace the walkway with a rectangular concrete pad with dimensions no larger than 30-feet in
width and 15-feet in depth width to create a larger ceremonial area in the front yard is unique to
the American Legion property within High Point’s historic districts. While the existing circular
concrete walkway is much smaller than the proposed rectangular pad, the proposed pad is proposed
to be located in the same area as the existing flagpole, constructed at the same grade as the
surrounding grassed area and is located five to six feet above the grade of West High Avenue
limiting the concrete pad’s visibility from the street. The following Design Standards for
Walkways, Driveways, and Off-Street Parking are relevant to the applicant’s request to construct
an at-grade rectangular concrete pad measuring no larger than 30-feet in width and 15-feet in depth
to the front yard area:
5. Design new walkways, driveways, and off-street parking areas to be compatible in
location, patterns, spacing, configurations, dimensions, materials, and color with existing
walkways, driveways, and off-street parking areas that contribute to the overall historic
character of the district.
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6. Locate new walkways, driveways, and off-street parking areas so that the topography of
the building site and significant site features, including mature trees, are retained.
The applicant’s plan to install seven flagpoles at the rear of the new rectangular concrete slab is
also unique to the American Legion property within High Point’s historic districts. While the
erection of seven flagpoles may not be incongruous with the existing American Legion building
or the West High Avenue District, the city’s current sign regulations only permits one flagpole per
street frontage. Also, the city’s proposed sign regulations, which are in the process of being
adopted, recommend the permitting of three flagpoles per street frontage and three flags per pole
with no more than 60 square feet of flags permitted per flagpole. There are no relevant Design
Standards that address the location, number, or height of flagpoles.
Prior to approval of any Certificate of Appropriateness request, the Commission must make a
finding that the applicant’s proposed work is congruent with the special character of the West High
Avenue Historic District and in compliance with the Historic District Design Standards.
Recommendation
Staff recommends approval of the requested Certificate of Appropriateness (COA) to modify an
accessible side entrance located on the southwest side of the building, rebuild and extend the
existing porch across the full width of the rear façade, replace the existing asphalt roofing on all
four porches with ribbed metal roofing, painted green, and add an approximately 30-foot by 15foot concrete pad in the front yard. Staff recommends approval of the Certificate of
Appropriateness request for these items because the request is congruent with the West High
Avenue Historic District and the Historic District Design Standards based on the following:
•

•
•

•

Removal of the 1/8-inch thick paneling that surrounds two sides of the porch located near
the southwest corner of the building was added to the structure following its initial
construction and was not properly constructed. Removal of the paneling from the porch
walls will allow the entrance to function much better for disabled members and will more
closely resemble the larger porch covering the entry located near the middle of the
southwest facing wall;
The proposed porch extension across the full width of the rear façade will have the same
appearance as the existing porch, utilize materials similar to the existing porch and
maintain the design characteristics of the existing rear porch;
Due to the large size of the building, the relatively small size of the porches, and that the
roofing on the building’s porches is not a significant distinguishing feature of the building,
a change in roofing material from dark gray three-tab asphalt shingles to a ribbed metal
roof, painted green does not significantly change the character of the non-contributing
building; and
The proposed rectangular concrete pad is to be located in the same area as the existing
flagpole and circular walkway, constructed at the same grade as the surrounding grassed
area and is located five to six feet above the grade of West High Avenue therefore limiting
the concrete pad’s visibility from the street.
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Staff recommends approval of the requested Certificate of Appropriateness for the erection of
flagpoles to be located at the rear of the proposed rectangular concrete pad located in the front yard
with the following condition:
•

The number and height of any flagpoles erected meet the requirements of the city’s Sign
Ordinance in effect when the flagpoles are erected.

Staff does not recommend approval of a new four-to-five-foot-high modular precast concrete block
retaining wall located several feet behind the existing concrete sidewalk because the request is not
congruent with the West High Avenue Historic District and the Historic District Design Standards
based on the following:
•
•
•

There currently is no retaining wall located at the front of the property;
Modular precast concrete block is not currently used as a retaining wall material within the
West High Avenue Historic District; and
The Design Standards state that manufactured stone or block walls are not appropriate in
the historic districts.
Report Preparation

This report was prepared by Planning and Development Department staff member David J.
Fencl, AICP and reviewed by Christopher Andrews, AICP.
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Historic Preservation Commission: CA-22-11
AMERICAN LEGION POST 87
409 West High Avenue
Location of subject property

Planning and Development
Department
City of High Point
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409 West High Avenue – CA-22-11

Front yard viewed from West High Avenue

Front yard viewed from West High Avenue
1

409 West High Avenue – CA-22-11

Front elevation as viewed from driveway on northeast side of building

Northeast corner of building
2

409 West High Avenue – CA-22-11

Southeast corner of building

Rear or south facing elevation
3

409 West High Avenue – CA-22-11

Porch/covered entryway near southwest corner of building

Porch/covered entryway in middle of southwest facing elevation
4

409 West High Avenue – CA-22-11

Existing flagpole and circular walkway in front yard

5

The American Legion I.T. Mann Post 87

409 West High Ave | High Point, North Carolina 27260 | (336) 886-4714

RE: Consideration of Certificate of Appropriateness (COA) Addendum 1.
Date: Wednesday 5, 2022
Submitted by:
Tim Gulledge
Post Commander

Steve Winsett
Aide-de-Camp
(336) 543-6151
marine@winsett.com

Brief History
The American Legion Building was constructed in 1960 and Commanded by a World War I
Veteran, Dr. I. Thurman Mann, well known and highly respected High Point physician. High Point
Veterans from every conflict since WWI have become members of the Post to assist in community
support, veteran services, and comradery with those whom with they served. The current
membership includes over 250 active members in the community.
Note: Construction of the building as noted in Historical Records claims the building was built in
1960, records show the building was constructed in 1950.

Scope of Work
The American Legion Building is overdue for exterior maintenance. It is the intention of the
membership to perform a series of projects to restore the exterior and street view of the
property to complement its existence in the High Avenue properties. Planning is not to replace
the building or alter the structure but to clean up, paint up and fix up. The board of directors of
Post 87 have a unanimous desire to clean up and fix up the facility currently having the
appearance of many years of wear.
Details of Work
1. Paint and replace rotten/damaged wood. The paint and wood repair/replacements will
remain the same as its current and past surfaces.
2. Modify rear handy cap entrance. (See Item #2 on attached drawing)
The current rear entrance of the building requires handicap Veterans to navigate
through 2 doors within a small, enclosed area. We would like to remove the tight
entrance cubicle and use one door with a canopy for easier access.
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Note: Please remove this detail. The enclosed entrance was not originally enclosed, in
earlier years the enclosure was added with very poor 1/8 in paneling that we discovered
was attached to the original awning. This has been removed and the awing actually
matches the other awning on that side of the building.

(Current rear handy cap entrance.)

3. Replace the Back Porch Roof. (See Item #3 on attached drawing)
Many years ago, the current back porch was constructed and does not conform to
building codes, we are in the process of permissions to remove and rebuild the porch in
addition to extending it to the width of the rear of the building. Functionality, safety,
and design are the focus. The porch is on the rear of the building and not visible from
the street and serves as the only weather protection for members that wish to relax
outdoors and/or stage to enter the building.
Reference: Record ID CC-22-0266
4. Landscape and improve the visible High Avenue appearance of the facility.
(See Item #4 on attached drawing)
The High Avenue view of the facility needs special attention. To keep in line with the
nature of the facility we would like to clean up and relandscape the front of the building
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to allow its presence to be more attractive to the Historical district. In addition, we will
replace the single flagpole with an arrangement of flagpoles including, United States,
North Carolina, POW/MIA and the flag of each branch of the service. With a round
cement platform and 2 cement single free-standing walls to allow the names of High
Point Veterans on tiles for those in the city that wish to honor a family member that has
served our country as well as those serving today. These names will also include over 70
WWI veterans that after the war came to High Point to help build and work in the
factories.

(Current Front Street View)

(Proposed Front View)
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Our intentions are solely to improve the appearance of the property, within the historic district
of High Point, as well are as adding a modest patriotic theme honoring and preserving the
honor that should be given to those citizens of High Point that have served this great nation.
Sincerely and on behalf of The American Legion,
Steve Winsett
I.T. Mann Post 87
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