CITY OF HIGH POINT
PLANNING AND DEVELOPMENT DEPARTMENT
STAFF REPORT
CERTIFICATE OF APPROPRIATENESS CA-21-27
March 9, 2022
Request
Applicant: Mary Ellen Johnston
1102 Johnson Street

Owner(s): Kerry Johnston, Joseph Ryan
Johnston, and Mary Ellen Johnston

Proposal: A request to replace existing front door, add a new 6-foot high wood privacy fence
in the rear yard, expand gravel parking area in rear yard, remove enclosed porch from
rear of house and convert to an open deck with railing, replace wood cellar door on
rear of house, and add a new 3-foot high wood safety fence enclosing the stairs
leading to cellar on rear of house.
Description of Property
Constructed around 1913, the Cicero C. Swain House is a one-and-a-half story house with
elements of both the Shingle and Craftsman styles. The house has a two-story, front-gabled roof
with steeply pitched, shed-roofed sections on each side, similar to a gambrel roof, but with the
rooflines not continuous. The house is three bays wide and double-pile with weatherboards on
the first story, wood shingles on the second story, and one-over-one, wood sash windows. There
is a replacement door in the center bay with a one-story, projecting canted bay in the left (north)
bay. A one-story, hip-roofed porch extends the full width of the façade and wraps around the
right (south) elevation, terminating at a two-story, gabled wing projecting from the right
elevation. The porch is supported by full-height, shingled wood piers with a low, shingled knee
wall. There are four windows in the front gable and a pair of three-over-one, Craftsman-style
windows in a gabled dormer on the left (north) elevation. The earliest known occupant is Cicero
C. Swain who was in the wholesale dry goods business. (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 replace the existing wood
front door consisting of four raised panels and a semi-circular window in the upper portion of the
door with a two-paneled, six-light Craftsman style wood door. Based on the style and details of
the existing front door it does not appear to be the home’s original door. The consultant who
prepared the Uptown Suburbs National Register Nomination also noted the front door has been
replaced. The applicant’s proposed replacement door with its vertical flat panels and six square
lights in the upper third of the door is Craftsman in style and would be in keeping with the Shingle
and Craftsman style features of the house.
The applicant is also proposing to enclose a portion of the rear yard with a 6-foot high pressuretreated wood privacy fence with dog-eared corners. The fence is proposed to include a 5-foot wide
walk gate. The portion of the rear yard that is not proposed to be fenced would be covered with

Page 1 of 7

Staff Report
March 9, 2022

CA-21-27
Mary Ellen Johnston

gravel to create a new parking area accessed by the shared driveway. No access to the rear alley is
proposed.
The applicant is also proposing to replace the existing cellar door located at the bottom of a set of
concrete stairs on the rear elevation. The existing door was likely constructed on-site using tongue
and groove pine 1x4’s oriented vertically. The proposed replacement cellar door is proposed to be
built using pine 2x6’s oriented vertically. A 3-foot high picket fence surrounding the concrete steps
leading to the cellar door is also proposed. Currently, there is no handrail or fence associated with
the stairs. The applicant is proposing to construct a 3-foot high picket fence with a single door gate
from the rear wall of the house around the stairs using 1x3-1/2” pressure-treated pine pickets with
a French Gothic design. The pickets are proposed to be spaced 3-1/2” apart.
The final item requested is removal of an 8’x11-1/2’ room that appears to have been constructed
on the northeast corner of the house without a COA or building permit and replacing the removed
room with an 8’x11-1/2’ open deck. The room that is proposed to be removed does not have a
brick foundation and is unconditioned space. Original painted weatherboards are also present on
two walls of the room. The original weatherboards and roof of the house will be exposed when the
addition is removed. The deck is proposed to be built in the location of the removed room addition
and is to be constructed of pressure-treated pine with 6” wide cypress tongue and groove decking.
A 3-foot high balustrade constructed with 2x4 rails, 2x2 pickets, and a 2x6 railing cap is proposed
on two sides of the deck. A set of wood stairs centered on the east side of the deck are also
proposed.
Staff Analysis and Comment
The Historic District Design Standards state that the historic character of a property should be
retained and preserved and changes to a property that have acquired historical significance in their
own right should be retained and preserved. The existing front door, while it may have been on
the house for 20 or more years has not acquired historical significance in its own right. The existing
front door clearly stands out as not being congruent with the Craftsman or Shingle style of the
house or being a door that would have been available when the home was originally constructed.
The proposed replacement door is of a style that is much more congruent with the style of the
house and is of a design that could have been selected by the original builder of the home.
The following design standards for Windows and Doors are relevant to the applicant’s request to
replace the existing wood front door consisting of four raised panels and a semi-circular window
in the upper portion of the door with a two-paneled, six-light Craftsman style wood door:
2. Retain and preserve doors that contribute to the overall historic character of a building,
including their functional and decorative features, such as frames, glazing, panels,
sidelights, fanlights, transoms, surrounds, thresholds, and hardware.
7. If a historic window or a door is completely missing, replace it with a new unit based on
accurate documentation of the original or a new design compatible with the original
opening and the historic character of the building.
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The Design Standards state that fences and walls serve both utilitarian and decorative functions as
a means of overcoming changes in topography as well as defining the boundaries of building sites
and green spaces. When fences 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 and fences in the district. The applicant’s proposed 6foot high pressure-treated wood privacy fence outlines the rear yard area that is not devoted to
vehicle use and is consistent with many other privacy fences existing in the Johnson Street District.
The following design standard for Fences and Walls is relevant to the applicant’s request to
construct a 6-foot high pressure-treated wood privacy fence in the rear yard:
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.
The Design Standards state that proposals for new driveways and parking areas should consider
the compatibility of the siting, spacing, configuration, width, and paving materials with the
historic property and district. When additional parking area is needed, parking should be located
as inconspicuously as possible, typically at the rear of the property and screened with vegetation,
fences, or walls where possible, in order to minimize the visual impact on the historic district or
property. Parking areas should also be set back from the primary structure, with a buffer of green
space, both to preserve the visual character of the building and to prevent stress on the building
foundation. The applicant’s expanded parking area is proposed to be located on the north side of
the existing shared driveway in the rear yard and set back from the existing residence and
screened from views on Johnson Street by the residence and the proposed 6-foot high wood
privacy fence. No trees are proposed to be removed for the new parking area. The crushed stone
or gravel surface of the expanded parking area will also help minimize the environmental effects
of the expanded parking area by absorbing more rainwater leading to less run-off.
The following design standards for Walkways, Driveways, and Off-Street Parking are relevant to
the applicant’s request to add additional parking area on the north side of the shared driveway in
the rear yard:
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.
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.
7. It is not appropriate to locate a new off-street parking area in a district or landmark
property with residential character where it is visible from the street, where it will
significantly alter the ratio of original built area and paved area to unbuilt area on the
individual site, or where it will directly abut the principal structure.
The cellar door that is proposed to be replaced is a more functional and utilitarian door than the
front door. By being located at the bottom of a set of stairs on the rear elevation of the home it
contributes less to the overall style of the home and the special character of the district. The
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applicant is proposing to replace the existing vertically oriented tongue and groove wood door
with a site or shop-built door to fit the dimensions of the cellar door opening. The replacement
cellar door is proposed to be built using larger dimension material than the existing door, but will
maintain its vertically oriented design.
The following design standards for Windows and Doors are relevant to the applicant’s request to
replace the existing wood cellar door:
5. If replacement of a deteriorated historic window or door detail or feature is necessary,
replace only the deteriorated feature in kind rather than the entire unit. Match the
original in design, dimension, material, and quality of material. Consider use of
compatible substitute materials only if using the original material is not feasible.
6. If a historic window or door unit is deteriorated beyond repair, replace the unit in kind,
matching the design and the dimension of the original sash or panels, pane
configuration, architectural trim, detailing, and materials. Consider use of compatible
substitute materials only if using the original material is not feasible.
The applicant’s proposal to add a 3-foot high wood picket fence and gate around the perimeter of
the stairwell leading to the cellar door on the rear of the house is not a common request and it is
not known how many exterior sets of stairs leading to a basement or cellar there might be in the
district. Staff understands the desire of the applicant to try and protect their guests from
accidentally stepping into the stairwell or stumbling down the stairs through installation of a
physical barrier such as a picket fence. A metal railing and gate may be less visible than the wood
picket fence and still prevent accidental entry into the stair well. If wood fencing is used, a picket
design other than French Gothic may be more congruent with the architectural style of the house.
By enclosing only the perimeter of the stairwell, the area enclosed by the picket fence is minimal
and will also be located within the area proposed to be enclosed by the 6-foot high privacy fence
and therefore not visible from Johnson Street or surrounding properties.
The following design standard for Fences and Walls is relevant to the applicant’s request to
construct a 3-foot high picket fence surrounding the stairwell leading to the cellar door on the rear
elevation:
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.
Historically, the connection between indoor and outdoor spaces was achieved with a front or side
porch or an uncovered terrace. Uncovered decks located to the rear of existing houses began to be
built in the mid-twentieth century as a way to define outdoor gathering spaces. Decks are
traditionally constructed at the first floor level of the house and constructed of unpainted wood.
To avoid compromising the architectural integrity of the historic residence and the district, the
Design Standards state that the design and construction of modern decks should be undertaken
with careful attention to the siting of the deck and preservation of the home’s historic materials
through proper design and construction.
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The Design Standards also state that decks should be sited discreetly in a rear yard to minimize
their visibility from the street. The scale of the deck should be proportional to the residence and
the overall ratio of built to open space should not be significantly altered by construction of the
deck. Significant site features, including mature trees, brick and stone walls or outbuildings should
be avoided and care taken to minimize the impact of construction activity on these features. Decks
should also be designed as contemporary elements that are compatible with the historic building,
but also differentiated from it. New decks should also be constructed to be self-supporting to ensure
minimal physical damage to the historic building.
The applicant’s proposed deck would replace an enclosed room or porch on the northeast corner
of the house that appears to have been built by a previous owner without a COA or a building
permit. The enclosed room or porch that is to be removed is not built on a permanent foundation,
is covered with Masonite siding, has a steel paneled door and vinyl windows and is not a
conditioned space. The proposed 8 by 11-1/2 foot deck would be built in the same footprint as the
enclosed room or porch that is proposed to be removed. With two sides of the deck being enclosed
by existing exterior walls of the house and not extending past the rear wall of the house, the deck
is proportional to the residence and the overall ratio of built space to open space on the property is
not being altered. The existing walls of the house will also minimize the visibility of the deck from
Johnson Street and surrounding properties.
The following design standards for Decks are relevant to the applicant’s request to construct a new
deck on the northeast corner of the residence:
1. Site and construct decks so they do not detract from the overall historic character of the
historic building, district, or landmark and so that the historic fabric of the district of
landmark property and its character-defining features and details are not obscured or
damaged.
2. Design decks to be structurally self-supporting to minimize their impact on the historic
building and so they may be removed in the future without damage to the historic
building.
3. Minimize the visibility of new residential decks from the street by locating them on noncharacter-defining elevations, typically the rear elevation, and insetting them from the
corners of the historic building.
4. Design and detail decks and associated railings and steps to be deferential to and also
compatible with the historic building in material, scale, and proportion.
5. Design decks to align generally with the historic building’s first floor level. Visually tie
the deck or the porch to the historic building with compatible foundation materials and
screen from view with foundation plantings or lattice panels.
6. Site and configure decks so they do not require removal of a significant site feature or
historic building element such as a mature tree or porch.
7. Design new decks to a size and scale that does not significantly change the proportion of
the original built area to open space for the building site.
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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 portion of the requested Certificate of Appropriateness to
replace the existing wood front door with a two-paneled, six-light Craftsman style wood door
because the request is congruent with the Johnson Street Historic District and the Historic District
Design Standards based on the following:
•
•

The existing wood front door is not the home’s original front door and is not congruent
with the architectural style of the home and would not have been available when the home
was originally constructed; and
The proposed wood replacement door with two flat vertical panels and six square lights is
Craftsman in style and is more in keeping with the Craftsman and Shingle style features of
the house.

Staff recommends approval of the portion the requested Certificate of Appropriateness to enclose
the rear yard with a 6-foot high pressure-treated wood privacy fence with dog-eared corners
because the request is congruent with the Johnson Street Historic District and the Historic District
Design Standards based on the following:
•

The proposed 6-foot high wood fence is limited to the rear yard area and is consistent with
other wood privacy fences located in the Johnson Street Historic District.

Staff recommends approval of the portion of the requested Certificate of Appropriateness to add
an additional parking area on the north side of the shared driveway 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 parking area is located in the rear yard and set back from the existing house;
The proposed parking area is screened from views on Johnson Street by the residence and
the proposed 6-foot high wood privacy fence;
No trees are proposed to be removed for the proposed parking area; and
The crushed stone or gravel surface of the new parking area will also help minimize the
environmental effects of the expanded parking area.

Staff recommends approval of the portion of the requested Certificate of Appropriateness to
replace the existing wood cellar door because the request is congruent with the Johnson Street
Historic District and the Historic District Design Standards based on the following:
•
•

The replacement cellar door utilizes materials that are similar to the existing cellar door;
and
The replacement cellar door maintains the appearance of the existing utilitarian site-built
cellar door and will be made to fit the size of the door opening.
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Staff recommends approval of the portion of the requested Certificate of Appropriateness to add a
3-foot high wood picket fence around the perimeter of the stairwell leading to the cellar door
located on the rear of the house because the request is congruent with the Johnson Street Historic
District and the Historic District Design Standards based on the following:
•
•

The 3-foot high wood picket fence is confined to the immediate area surrounding the
stairwell and is the minimum amount of fencing necessary to prevent accidental entry to
the stairwell; and
The 3-foot high wood picket fence is located entirely behind the rear of the house, be within
an area enclosed by a 6-foot high wood privacy fence, and will not be visible from Johnson
Street.

Staff recommends approval of the portion of the requested Certificate of Appropriateness to
replace the enclosed room located on the northeast corner of the house with an open deck with the
same footprint because the request is congruent with the Johnson Street Historic District and the
Historic District Design Standards based on the following:
•

•
•
•
•

The enclosed room proposed to be removed has several features that are not congruent with
other materials and features of the Cicero Swain House, the Johnson Street Historic
District, and the Historic District Design Standards such as the vinyl windows, exterior
metal door, and Masonite siding;
The proposed deck has been designed not to detract from the overall historic character of
the Cicero Swain House and its character-defining features and details are not proposed to
be damaged or removed;
With two sides of the deck being enclosed by existing exterior walls of the house and the
deck not extending past the rear wall of the house, the deck is proportional to the house
and the overall ratio of built space to open space on the property is not being altered;
The limited size of the proposed deck in addition to the location of the new deck on the
northeast corner of the house minimizes the visibility of the deck from Johnson Street and
surrounding properties; and
The design and details of the proposed deck are deferential to and also compatible with the
historic structure in material, scale, and proportion.

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-21-27
Mary Ellen Johnston, Kerry Johnston & Joseph Johnston
1102 Johnson Street
Location of subject property

Planning and Development
Department
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1102 Johnson Street – CA-21-27

Front (west) elevation viewed from Johnson St sidewalk

Front and side (north) elevations of residence
1

1102 Johnson Street – CA-21-27

Side (south) elevation of residence

Rear (east) elevation of residence
2

1102 Johnson Street – CA-21-27

View of shared driveway looking toward the rear yard from the Johnson St sidewalk

Existing Front Door
3

1102 Johnson Street – CA-21-27

Overall view of rear yard from southeast corner of residence

Stairwell to Basement (cellar)
4

1102 Johnson Street – CA-21-27

Existing Basement (Cellar) Door

Northeast corner of residence and enclosed room to be removed for open deck

5

1102 Johnson Street – CA-21-27

Enclosed room to be removed for open deck

6

Proposed Fence Plans for 1102 Johnson St.
Location:

Drawings:
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Details:
Full ¾” Prime Grade Pickets.
Section tops to be cut to customer design.
Fence line to include 1 - 5’ Single Drive Lockable Walk Gate.
All pressure treated pine construction w/ galvanized ring shank nails.
Post set in high-strength concrete.
**Green highlighted area to be graveled to allow parking from shared drive, as seen at
neighboring residence.

For any questions please contact A+ Contracting.
336.491.3799
a.plus.contracting.nc@gmail.com
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Proposed Cellar Entry Plans for 1102 Johnson St.
Location:
Back wall of the structure, beneath ground level.
Drawings:

A.

B.

Details:
A.
Removal of existing door leading into the cellar. Construct a door to fit the opening
from 2x6 pine boards, with vertical slats facing out. Built with with hot dipped
galvanized nails and glued. Door & hinges will be painted to match the residence.
B.
Construct a 36” tall safety fence encasing the stairs leading down to the cellar door.
Include a single door gate spanning the stair entry. Safety fence to be constructed of
#2 pressure treated pine, fastened with hot dipped galvanized nails. French Gothic
¾”X3½”X36” pickets spaced 3½” apart.

For any questions please contact A+ Contracting.
336.491.3799
a.plus.contracting.nc@gmail.com

Proposed Back Deck/Addition Removal for 1102 Johnson St.
Location:
Fit into the back corner of the structure.

Drawings:
(new construction)
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Drawings:(continued)

Details:
The existing room pictured in the location is not part of the original construction of
the residence.
Existing room is sized 8’x11.5’ and does not share a foundation.
The exterior walls and roof of the original structure remains intact and sound w/ the
existing room addition built “up to” and/or “covering up” the original structure.
The existing room is not heated/cooled and not considered in the square footage of the
home.
The entire existing room addition to be removed, exposing the original exterior wall and
roof of the structure to its original state.
Deck to be built in the location of the removed room addition. Details listed in
schematic above. Sized 8’x11.5’. Frame to be constructed of #2 Prime grade pressure
treated pine. Fastened with 3¼” hot dipped galvanized nails & galvanized joist hangers.
6X6” post legs w/ footer to be put in place under deck frame. Decking to consist of
¾”x6”x9’ Cypress T&G. 36” high handrail to be installed encasing the deck w/ pickets
spaced 3½” apart.

For any questions please contact A+ Contracting.
336.491.3799
a.plus.contracting.nc@gmail.com
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