AGENDA
HISTORIC PRESERVATION COMMISSION
REGULAR MEETING

City of High Point
Municipal Office Building
City Council Chambers
December 1, 2021
6:00 P.M.
1. Call To Order
2. Approval Of Minutes
2.I. November 10, 2021 Historic Preservation Commission Regular Meeting
3. Hearing Items
3.I. Mary Ellen Johnston, 1103 Johnson Street, CA-21-22
A request to add a stamped concrete patio and walkway in the rear yard.
Documents:
CA-21-22 STAFF.PDF
3.II. Christopher And Lori Gimenez, 1201 Johnson Street, CA-21-23
A request to demolish a 19-foot by 20-foot storage/garage building located in the rear
yard.
Documents:
CA-21-23 STAFF.PDF
4. Announcements
4.I. Architecture Of High Point Books
4.II. Minor Works COA Summary
4.III. Washington Street Meeting
5. Adjournment

5. Adjournment

CITY OF HIGH POINT
PLANNING AND DEVELOPMENT DEPARTMENT
STAFF REPORT
CERTIFICATE OF APPROPRIATENESS CA-21-22
December 1, 2021
Request
Applicant: Mary Ellen Johnston
1103 Johnson Street

Owner(s): Joseph Ryan Johnston, Kerry
J. Johnston, and Mary E. Johnston

Proposal: A request to add a stamped concrete patio and walkway in the rear yard.
Description of Property
Constructed around 1921, the Louise Johnson Diffee House is a two-story, hip-roofed house that
is three bays wide and double-pile with elements of the Colonial Revival and Craftsman styles.
The house has asbestos siding, eight-over-one, wood sash windows, and a pair of louvered vents
in the hipped roofed front dormer. The six-light over two-panel, Craftsman style front door is
centered on the façade and sheltered by a near full-width, hip-roofed porch on grouped, square
columns with a projecting, hip-roofed bay marking the entrance. There is a pair of eight-light
casement windows over the entrance. An entrance on the south elevation is sheltered by a hiproofed porch on square columns. The earliest known occupant of the home, Ms. Louise Johnson
Diffee operated the house as a boarding house.
Located in the rear yard along the eastern property line is a one-story front-gabled, frame garage
covered with German-profile weatherboards, exposed rafter tails, a sixteen-panel overhead door,
and a four-light window in the gable. (Information from the Uptown Suburbs National Register
of Historic Places Nomination Report by hmwPreservation, 2012 and Johnson Street Historic
District – Its History and Architecture and Inventory of Structures by Thomas W. Hanchett,
Sarah Wilson Jones and members of the Johnson /Hamilton Homeowners Association, 1987).
Details of Proposal
The applicant is requesting a Certificate of Appropriateness (COA) to construct a 12-foot by 28foot patio and a 4-foot by 26-foot walkway in the rear yard of stamped concrete. The stamped
concrete patio would be directly adjacent to the rear wall of the house and wrap around a set of
stairs that are centered on the rear wall. The stamped concrete walkway would connect the patio
to an existing concrete walkway that runs parallel to the southern property line. The proposed
stamped concrete patio and walkway would replace a number of square concrete pavers that
connect the rear entry stairs to the existing concrete walkway located parallel to the southern
property line. A number of red concrete pavers stamped to imitate brick are in the location of the
proposed patio. The applicant has indicated that the proposed stamped concrete patio and
walkway will be a sandstone color with a red tint. The proposed stamped concrete patio and
walkway would not require removal of the large magnolia tree located in the rear yard to the
west of the proposed patio and walkway.

Page 1 of 3

Staff Report
December 1, 2021

CA-21-22
Mary Ellen Johnston

Staff Analysis and Comment
The Historic District Design Standards state that proposals for new walkways and driveways
should consider the compatibility of the siting, spacing, configuration, width, and paving
materials with the historic property and district. While concrete is the most prevalent paving
material in the historic districts, consideration should be given to permeable materials, like brick
pavers or crushed stone, that can absorb more rainwater leading to less run-off and reduced risk
of flooding. The standards also mention the importance of maintaining existing trees when
possible and planting new trees to help minimize the glare, heat, and noise of paved surfaces.
The following design standards for Walkways, Driveways, and Off-Street Parking are relevant to
the applicant’s request to construct a 12-foot by 28-foot patio and a 4-foot by 26-foot walkway of
stamped concrete in the rear yard:
5. Design new walkways, driveways, and off-street parking area to be compatible in
location, patterns, spacing, configurations, dimensions, materials, and color with
existing walkways, driveways, off-street parking areas that contribute to the overall
historic character of the district.
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.
9. Protect large trees and other significant site features from immediate damage during
construction and from delayed damage due to construction activities, such as loss of
root area or compaction of the soil by equipment. It is especially critical to avoid
compaction of the soil within the critical root zone of trees.
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 Johnson
Street Historic District and in compliance with the Historic District Design Standards.
Recommendation
Staff recommends approval of the requested Certificate of Appropriateness to construct a 12-foot
by 28-foot patio and a 4-foot by 26-foot walkway of stamped concrete in the rear yard because
the request is congruent with the Johnson Street Historic District and the Historic District Design
Standards based on the following:
•
•

The proposed rear yard location of the stamped concrete patio and walkway is consistent
with the location of other rear yard patios and walkways located in the Johnson Street
Historic District;
The proposed 12-foot by 28-foot patio and 4-foot by 26-foot foot walkway of sandstone
colored stamped concrete is compatible with existing walkways and patios in size and
materials that contribute to the overall historic character of the Johnson Street Historic
District;
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•
•

CA-21-22
Mary Ellen Johnston

The proposed at-grade stamped concrete patio and walkway retains the property’s
existing topography and significant site features including the low brick wall on the
southern property line and existing rear entry stairs; and
The placement of the proposed stamped concrete patio and walkway will not detract from
the historic character of the primary building and site and will not require removal of a
significant building element or site feature, such as the large magnolia tree located in the
rear yard.

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-21-22
Joseph R. Johnston, Kerry J. Johnston & Mary E. Johnston
1103 Johnson Street

Location of subject property

Planning and Development
Department
City of High Point

±

Scale: 1"=200'
G:\Planning\Secure\BAC\
COA\2021\MXDs\ca21-22

1103 Johnson Street – CA-21-22

Front (east) elevation viewed from Johnson St sidewalk

Rear or east elevation of residence
1

1103 Johnson Street – CA-21-22

Rear yard – Area of proposed stamped concrete patio and walkway

Overall View of Rear Yard
2

1103 Johnson Street – CA-21-22

One-story frame garage viewed from alley

3

CA-21-22 – Applicant’s Exhibits

CA-21-22 – Applicant’s Exhibits

CA-21-22 – Applicant’s Exhibits

CITY OF HIGH POINT
PLANNING AND DEVELOPMENT DEPARTMENT
STAFF REPORT
CERTIFICATE OF APPROPRIATENESS CA-21-23
December 1, 2021
Request
Applicant: Christopher Gimenez and Lori Gimenez Owner(s): Christopher Gimenez and Lori
1201 Johnson Street
Gimenez
Proposal: A request to demolish a 19-foot by 20-foot storage/garage building located in the rear
yard.
Description of Property
Constructed around 1916, the Maude E. J. Overaker House is a one-and-a-half-story, side-gabled
house that has been significantly altered with modifications made to the porch and an addition
that extends along the south elevation. The house is three bays wide and double-pile with a
pebbledash veneer on the first story and wood shingles on the second story and in the gables. The
home has replacement windows, including a pair of windows in the gambrel-roofed front
dormer. The one-light over three-panel door is sheltered by a full-width, shed-roofed porch
supported by replacement square posts with applied brackets and finials and a replacement
railing. A one-story, hip-roofed addition extends along the south elevation, flush with the façade
and wrapping around the southwest corner; it has a pebbledash veneer and paired vinyl windows.
The one-story side-gabled storage/garage building located in the southwest corner of the property
is constructed with a combination of materials, smooth concrete block, brick, and rusticated
concrete block. There is pedestrian entrance (door) on both the south and east elevations and a
fixed single-light square window on both the north and west elevations.
(Information from the Uptown Suburbs National Register of Historic Places Nomination Report
by hmwPreservation, 2012).
Details of Proposal
The applicant is requesting a Certificate of Appropriateness (COA) to demolish the 19-foot by
20-foot brick, smooth concrete block and rusticated block storage/garage building located in the
rear yard adjacent to Guilford Avenue and the alley that runs parallel to the rear property line
between E. Lexington Avenue and Guilford Avenue. The storage/garage building sustained
significant damage after being hit by a garbage truck servicing the dumpster located at Sweet
Old Bill’s restaurant on October 29, 2021. Due to the extensive structural damage caused by the
garbage truck hitting the building, Inspections Manager, Chris Whaley condemned the building
and declared it an imminent hazard to the owners and to anyone occupying the sidewalk, alley,
and adjoining business. The Inspections Department has allowed the owner to abate the hazard
immediately per NCGS 160D-1118. The applicant has hired a demolition company and secured
permits to remove the building.
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Staff Analysis and Comment
The Historic District Design Standards state that while garages and accessory structures are often
viewed as secondary to the residences themselves, garages and accessory structures warrant the
same attention given to primary resources. Garages and accessory structures contribute to the
overall spatial and visual character of the districts as well as providing historic context and an
understanding of the evolving lifestyles and activities of district residents over time. The
demolition of a historic building such as a garage or accessory building is an irreversible action
that is strongly discouraged. In addition to the loss of the individual historic structure and
materials, the demolition of a building can negatively affect the context and setting of the
surrounding historic buildings.
In considering a COA for demolition, consideration should be given not only to the building
proposed for demolition, but to the effect on adjacent properties as well as the historic district as
a whole. If demolition is deemed appropriate, or inevitable, the historic building shall be
documented prior to demolition in order to provide a permanent record for the Commission of
the building and its features. A Certificate of Appropriateness is required for any new
construction or site improvements planned for the site of the existing garage/storage building. A
construction permit is also required for any new buildings proposed for the site of the existing
garage/storage building.
The following design standards for Demolition are relevant to the applicant’s request to demolish
a 19-foot by 20-foot storage/garage building located in the rear yard:
1. Before demolition, work with the Historic Preservation Commission to pursue
alternatives to demolition.
2. Before demolition, record significant structures through photographs and/or measured
drawings as specified by the HPC.
3. Before demolition, work with the HPC and other interested parties to salvage usable
architectural materials and features.
4. Before demolition, submit a site plan to the HPC illustrating proposed site development
or plantings to follow demolition.
5. During demolition, ensure the safety of any adjacent properties and historic resources.
Also, during and after demolition, protect trees on the site from damage due to
compaction of the soil by equipment or materials.
6. It is appropriate to implement a tree protection plan prior to the commencement of
demolition activities.
7. After demolition, clear the site promptly and thoroughly.
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Recommendation
Staff recommends approval of the requested Certificate of Appropriateness to demolish a 19-foot
by 20-foot storage/garage building located in the rear yard based on the following:
•
•

•

The existing garage/storage building has sustained significant structural damage to all
four sides of the masonry structure that is not feasible to repair;
The existing garage/storage building has been condemned by the City of High Point
Inspections Department and deemed an imminent hazard to the owners and anyone
occupying the sidewalk, alley, or adjoining business due to the structural damage
sustained by the building and the possibility of further collapse; and
The garage/storage building has been documented through photographs to provide a
permanent record for the Commission of the building and its features.
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-21-23
Christopher and Lori Gimenez
1201 Johnson Street
Location of subject property

Planning and Development
Department
City of High Point
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1201 Johnson Street – CA-21-23

Front (east) elevation viewed from Johnson St sidewalk

South elevation of Garage/Storage Building viewed from Guilford Avenue

1

1201 Johnson Street – CA-21-23

West elevation of garage/storage building viewed from alley

East Elevation of garage/storage building viewed from Guilford Avenue
2

1201 Johnson Street – CA-21-23

West elevation of garage/storage building viewed from alley

North elevation of garage/storage building
3

