
Any individual with a disability who needs an interpreter or other auxiliary aids, please contact City Hall 
at (828) 652-3551. To request services needed, please make the request 3-5 days prior to the meeting. 
For additional information or assistance, please contact Landdis Hollifield, City Clerk/Public Information 
Officer at (828) 652-3551. Servicios de intérpretes están disponibles sin costo de acurerdo a la ley del 
Titulo VI. 

 
City of Marion 

Historic Preservation Commission Meeting 
AGENDA 

Thursday, August 8, 2024 7:00PM 
Marion City Hall Annex  

 

• Call Meeting to Order 

• Agenda changes and approval 

• Public Comment 

• Public Hearings  

o Certificate of Appropriateness for Contributing Building in the Main 
Street Historic District - HPC 24-01 (Ledbetter)  

o Certificate of Appropriateness for a Non-Contributing Building in 
the Main Street Historic District – HPC 24-02 (Davis) 

• New Business  

• Adjourn Meeting 



 

MEMORANDUM 
 

DATE:   March 14, 2024 

TO:    Historic Preservation Commission 

FROM:   Vance McNees, City Planner  

THROUGH: Heather Cotton, Planning and Development Director  

SUBJECT: Certificate of Appropriateness  

 
Crystal Ledbetter (Ledbetter Properties, LLC) is requesting a Certificate of Appropriateness for 
proposed work at 7 and 13 North Main Street pursuant to Unified Development Ordinance, 
Section 3-8.9 “Certificates of Appropriateness; Required.” The property is more fully described 
as PIN 1701.11.67-4477 on the McDowell County GIS map.  
 
The building is located within the Main Street Historic District and is designated as a 
contributing structure within the District. The building has multiple 911 addresses.  The 
Applicant is proposing work at the following addresses: 
 
7 North Main Street portion of the building: 
Removal of brick in three (3) second floor windows that face West Court Street, so that three (3) 
egress windows may be installed per architectural and building code requirements. 
 
13 North Main Street portion of the building: 
Removal and replacement of the current storefront windows and framing. Installation of new 
glass, entry door, and framing.  
 
The purpose of the Certificate of Appropriateness is to ensure that the proposed changes do not 
harm the historical integrity of the District and the contributing structures within it. Work that is 
inconsistent with the historical integrity of the District and contributing structures may result in 
the City losing its designated status. The loss of designated status would have a negative impact 
on contributing buildings within the District.  Property owners of contributing buildings are 
currently eligible for both federal (20%) and state historic tax credits (20%) when making 
improvements that are equal to or exceed 50% of the appraised value.  
 
The potential scope of work to be done has been included with the application and reviewed by 
City of Marion Planning and Development Staff and the Marion Business Association (MBA) 
for recommendation. Both staff and the MBA are recommending approval of this Certificate of 
Appropriateness application. 
 
Please see attached for the application and required materials. 
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CITY OF MARION 
PLANNING AND DEVELOPMENT 

STAFF ANALYSIS 
CERTIFICATE OF APPROPRIATENESS 

Historic Preservation Commission 

 
CASE NUMBER:  HP 24-01 
Date of Submission: 06/27/2024 
A. PROPERTY INFORMATION 
Project Title: Storefront Replacement, Remove Brick on Second-Story Façade and add Windows 
PIN: 1701.16.74-4477 
Address: 7 and 13 North Main Street  
Owner: Ledbetter Properties LLC 
Applicant: Crystal Ledbetter 
Square Footage  5,000  
Zoning District: C-1 Central Business and within DO Downtown Overlay 
Current Land Use Activity Commercial 

 
B. LOCATION MAP + ZONING MAP 

Figure 1: Tax Parcel Information and Aerial Map 
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Figure 2: Tax Parcel Information and Aerial Map 
 

 
 
 
C. SECRETARY OF INTERIOR’S STANDARDS OF REHABILITATION 
 

When evaluating an applicant’s request the following standards of rehabilitation should be considered: 

1. A property will be used as it was historically or be given a new use that requires minimal change to its 
distinctive materials, features, spaces and spatial relationships.  

2. The historic character of a property will be retained and preserved. The removal of distinctive materials or 
alteration of features, spaces and spatial relationships that characterize a property will be avoided.  

3. Each property will be recognized as a physical record of its time, place and use. Changes that create a 
false sense of historical development, such as adding conjectural features or elements from other historic 
properties, will not be undertaken.  

4. Changes to a property that have acquired historic significance in their own right will be retained and 
preserved.  

5. Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that 
characterize a property will be preserved.  

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture 
and, where possible, materials. Replacement of missing features will be substantiated by documentary and 
physical evidence.  

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used.  
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8. Archeological resources will be protected and preserved in place. If such resources must be disturbed, 
mitigation measures will be undertaken.  

9. New additions, exterior alterations, or related new construction will not destroy historic materials, features, 
and spatial relationships that characterize the property. The new work will be differentiated from the old and 
will be compatible with the historic materials, features, size, scale and proportion, and massing to protect the 
integrity of the property and its environment.  

10. New additions and adjacent or related new construction will be undertaken in such a manner that, if 
removed in the future, the essential form and integrity of the historic property and its environment would be 
unimpaired. 

D. APPLICANT’S PROPOSAL 
The Applicant is proposing to remodel the street level store front at 13 North Main Street.  The remodel will 
include the replacement of windows, door, and glazing (windows). No modification to the masonry facade 
is proposed as part of the project.   
 
The Applicant is proposing to remove previously bricked in windows on the second-story south facing 
façade, and install three new Colonial 6-over-6 double hung/single hung windows. 
  
E. HISTORIC BUILDING AND DISTRICT EVALUATION 
The Main Street Historic District was designated and listed on the National Register of Historic Places in 1990.   
The period of historic significance is1894 through 1937.  The District is summarized as:  
 
“Rows of brick commercial buildings, none over four stories in height, from a tight grouping of adjoining 
buildings lining the east and west sides of Main Street…Most of the commercial buildings date from circa 
1900-1920.  Almost all buildings are of a simple early 20th century commercial style, but several exhibit 
Neoclassical influences, with the exception of Hotel Eagle, the oldest building in the district, having Victorian 
era stylistic influences.  The following are examples of buildings that contributed to the style of construction 
and building materials used during the period for which the District is designated. 
 
Exterior improvements are proposed to the Merchant’s and Farmer Bank Building, which is a contributing 
building in the Main Street Historic District. The building is listed as contributing building (No. 9) on the Main 
Street Historic District designation form.  It is described as the Merchant’s and Farmer Bank; (ca. 1902) a two-
story building with round arched window openings on the second floor.  All windows have been bricked in, 
but bricks are recessed, so configuration is still apparent.  Four windows are above the storefront on the north 
end of the building.  Two are above the southernmost storefront, with another wrapping the corner over 
what was originally a corner entrance. Brick has been painted and storefronts are completely altered. A 
1910 photo reveals that all of the upper floor windows originally were simple rectangles with 1-over-1 double 
hung sashes and stone linteds, as evidenced by those on the south façade (see picture below). A 
remodeling, possibly done when the Merchant’s and farmer’s Bank occupied the corner unit from 1908 to 
1931, when it merged with First National Bank, yielded taller elevations, brackets in deep eaves beneath a 
molded cornice, and a tiled roof. Previous to 1908, a general store was located in the corner unit. 
 
Photo Credit (Ex. One, Two, and Three Below): Images of America, Marion, Kim Clark and the McDowell 
House Project Advisory Committee 2013 
 
Picture One: Merchant’s and Farmer Bank (Circa 1902) 
 
Picture taken in the 1930s of the southern and eastern facing façade of the Merchant’s and Farmer Bank  
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Picture Two: Merchant’s and Farmer Bank (Circa 1902) 
Picture taken in the 1953 of the southern and eastern facing façade of the Merchant’s and Farmer Bank  
 
 



HPC 24-01 (Merchant’s and Farmer Bank)                                                                                                                                    6 of 7 
 

 
F. APPLICABLE ORDINANCE SECTIONS  
Sec. 8-3.10.  Criteria to determine appropriateness. 
The following review criteria, along with companion design guidelines and the guidelines of the Secretary of 
the Interior, shall be considered, where relevant, to make findings of fact indicating the extent to which the 
application for a certificate of appropriateness is or is not congruous with the historic aspects of the 
designated landmark or district: 

• Walls. 
• Proportion of width to height of the total building façade.  
• Proportion, shape, positioning, location, pattern and sizes of any elements of fenestration.  
• Building materials,  
• Surface textures. 
• Color. 
• Expression of architectural detailing. 
• Exterior lighting and appurtenant features. 

    
G. STAFF REVIEW 
Staff has reviewed the Applicant’s request and found: 

1. The property will be used as it was historically and/or one that will result in minimal change to the 
distinctive materials, features, spaces, and spatial relationships found with the Main Street Historic 
District. 

2. The exterior improvements will not detract from the historical character of the contributing building or 
the District. The store-front improvements are being made to a previously altered store front that is 
not consistent with the District.  Further alteration to the store front as proposed will not detract from 
the historical character of the District, and will not further compromise the historical integrity of the 
contributing structure.  The Applicant is also proposing to remove brick from previously “bricked in 
windows” on the south-facing second-story façade.  This brick was installed after the period of 
significance (1894-1937) and detracts from the historical integrity of the contributing building and the 
District.  The proposed modifications will enhance the historical integrity of the contributing structure 
and District if the replacement windows of are consistent in design and size as the original 1902 
windows. 

3. Modifications do no not create a false sense of time (i.e. as a non-contributing structure not 
attempting to create a false sense of historical development). 

4. Modifications are being proposed to the building that impact its historical significance. Staff would 
recommend that the second-story windows be consistent in design to the original “1-over-1 double 
hung” windows, and not the 6-over-6 double hung/single hung as proposed.    Additionally, the 
glazing should not include tint, reflective, or other specialized coating.  

5. The use of distinctive materials, features, finishes, and construction techniques that characterize the 
District are being applied to the project.  

6. New features, colors, textures all match the original design of the building and are in keeping with 
the same found within the District. 

7. No chemicals or physical treatments have been proposed as part of this project.  

8. No archaeological resources will be impacted as a result of this project. 

9. New exterior alterations and related new construction will not destroy historical materials, features, 
and spatial relationships that characterize the district or adjacent contributing structures.  The 
alterations will improve the integrity or the building and the District by removing formally bricked up 
windows that impaired the historical integrity of the building and District. 
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10. Construction will be undertaken in a manner that will not have a negative impact on the original 
form and integrity of the building and should not eliminate the future potential of the building to 
maintain its contributing status.  

Upon receiving the application, City of Marion Planning and Development Staff sent the application and 
scope of proposed work to the Marion Business Association’s (MBA) Façade Committee for review and 
recommendation. The Marion Business Association (MBA) is recommending approval of the proposed 
project. Staff is also recommending approval with conditions. 
 

 
 

H.   ADDITIONAL DOCUMENTATION SUBMITTED 
• Certificate of Appropriateness Application 
• Current and Past Photographs of the property 
• Proposed renderings of what the property will look like 
• Architectural designs 

 
I.  SUMMARY OF STAFF COMMENTS AND RECOMMENDED CONDITIONS OF APPROVAL 
Staff recommends approval of the Certificate of Appropriateness with the following condition: 
 

1. The second-floor windows shall match the size and architectural design of the original 1-over-1 single 
hung windows that existed at the time of original construction (ca. 1902) having clear glazing that is 
not covered or enhanced with tint, reflective film, or similar material that is not consistent with a 
material used at the time of original construction. 

 
 





‭Job:‬ ‭Alan & Crystal Ledbetter‬
‭Ledbetter Properties, LLC‬ ‭Address:‬ ‭13‬‭N Main St.‬
‭Attention:‬‭Alan & Crystal‬ ‭Marion‬‭NC 28752‬

‭Mobile:‬ ‭828 527 2241‬
‭Email:‬ ‭ledbetterpropertiesnc@gmail.com‬

‭Current Facade‬

‭Windows‬
‭1960s 1 ½” x 1” Aluminum Frame – ¼” Clear Annealed Glass‬

‭Door‬
‭3’0” x 7’0” Aluminum LH Swing with transom‬



‭Proposed Facade‬

‭Windows‬
‭YKK 2" x 4.5" Commercial Frame - Dark Bronze Anodized Finish‬
‭1" Clear Insulated Annealed Glass‬

‭Door‬
‭YKK 20D Narrow Stile Door  (3'0" x 8'0"), LH Swing, w/ Transom‬
‭Dark Bronze Anodized Finish‬
‭Clear - 1/4" Tempered Glass‬
‭Surface Mounted Door Closer‬
‭Standard Push/Pull Handles‬



‭Proposed Facade to closely match adjoining property at 15 N Main St Marion, NC 28752‬
‭(pictured below)‬





West Court St.



38-3/4”

78-3/4”

38-3/4”

78-3/4”

38-3/4”

78-3/4”



Exterior Aluminum Clad

Interior Radiatta Pine







 

MEMORANDUM 
 

DATE:   August 8, 2024 

TO:    Historic Preservation Commission 

FROM:   Vance McNees, City Planner  

THROUGH: Heather Cotton, Planning and Development Director  

SUBJECT: Certificate of Appropriateness for 32 North Main Street 

 
Grayson England is requesting a Certificate of Appropriateness on behalf of Joe Davis for 
proposed work at 32 North Main Street pursuant to Unified Development Ordinance, Section 3-
8.9 “Certificates of Appropriateness; Required.” The property is more fully described as PIN 
1701.07.67-5599 on the McDowell County GIS maps.  
 
The project consists of the replacement of two (2) windows, the installation of three (3) doors 
where three (3) windows currently exist, and the addition of a balcony on the front (Main Street 
side) of the building. The building is located within the Main Street Historic District and is not 
designated as a contributing structure.   
 
The purpose of the Certificate of Appropriateness is to ensure that the proposed changes do not 
harm the historical integrity of the District. Work that is inconsistent with the historical integrity 
of the District may result in the City losing its designated status. The loss of designated status 
would have a negative impact on contributing buildings within the District.  Property owners of 
contributing buildings are eligible for both federal (20%) and state historic tax credits (20%) 
when making improvements that are equal to or exceed 50% of the appraised value.  
 
The potential scope of work has been included with the application and reviewed by City of 
Marion Planning and Development Staff and the Marion Business Association (MBA) for 
recommendation. Both staff and the MBA are recommending approval of this Certificate of 
Appropriateness application. 
 
 
Please see attached for the application and required materials. 
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CITY OF MARION 
PLANNING AND DEVELOPMENT 

STAFF ANALYSIS 
CERTIFICATE OF APPROPRIATENESS 

Historic Preservation Commission 

 
CASE NUMBER:  HP 24-02 
Date of Submission: 07/02/2024 
A. PROPERTY INFORMATION 
Project Title: Balcony 
PIN: 1701.07.67-5599 
Address: 32 North Main Street  
Owner: Davis, Joseph Donald III 
Applicant: Grayson England DBA Joe Davis 
Square Footage  15,220 square feet (Lot Size)  
Zoning District: C-1 Central Business and within DO Downtown Overlay 
Current Land Use Activity Commercial 

 
B. LOCATION MAP + ZONING MAP 

Figure 1: Tax Parcel and Aerial Map 
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Figure 2: Zoning Map 

 
C. SECRETARY OF INTERIOR’S STANDARDS OF REHABILITATION  

When evaluating an applicant’s request the following standards of rehabilitation should be considered: 

1. A property will be used as it was historically or be given a new use that requires minimal change to its 
distinctive materials, features, spaces and spatial relationships.  

2. The historic character of a property will be retained and preserved. The removal of distinctive materials or 
alteration of features, spaces and spatial relationships that characterize a property will be avoided.  

3. Each property will be recognized as a physical record of its time, place and use. Changes that create a 
false sense of historical development, such as adding conjectural features or elements from other historic 
properties, will not be undertaken.  

4. Changes to a property that have acquired historic significance in their own right will be retained and 
preserved.  

5. Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that 
characterize a property will be preserved.  

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture 
and, where possible, materials. Replacement of missing features will be substantiated by documentary and 
physical evidence.  

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used.  

8. Archeological resources will be protected and preserved in place. If such resources must be disturbed, 
mitigation measures will be undertaken.  

9. New additions, exterior alterations, or related new construction will not destroy historic materials, features, 
and spatial relationships that characterize the property. The new work will be differentiated from the old and 
will be compatible with the historic materials, features, size, scale and proportion, and massing to protect the 
integrity of the property and its environment.  

C-2 

C-1 



HPC 24-02 (Davis Building)    4 of 8 
 

10. New additions and adjacent or related new construction will be undertaken in such a manner that, if 
removed in the future, the essential form and integrity of the historic property and its environment would be 
unimpaired. 

 

D. APPLICANT’S PROPOSAL 

The Applicant is proposing to replace two windows, install three doors where three (3) windows are currently 
located.  The applicant is also proposing to install a second-story balcony with shed type cover. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

D. HISTORIC BUILDING AND DISTRICT EVALUATION  

The Main Street Historic District was designated and listed on the National Register of Historic Places in 1990.   
The period of significance is 1894 through 1937.  The District is summarized as:  
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“Rows of brick commercial buildings, none over four stories in height, from a tight grouping of adjoining 
buildings lining the east and west sides of Main Street…Most of the commercial buildings date from circa 
1900-1920.  Almost all buildings are of a simple early 20th century commercial style, but several exhibit 
Neoclassical influences, with the exception of Hotel Eagle, the oldest building in the district, having Victorian 
era stylistic influences.  The following are examples of buildings that contributed to the style of construction 
and building materials used during the period for which the District is designated.  
Photo Credit (Ex. One, Two, and Three Below): Images of America, Marion, Kim Clark and the McDowell House Project Advisory Committee 2013

Example One: Hotel Flemming (Circa 1910) 

This structure is no longer in existence, but contains similar building style and elements found within the Main 
Street Historic District for the period of designation. This building would have been located directly across the 
street from subject property. 

Example Two: Hotel Marianna (Circa 1910). 

This structure is a contributing building in the District and is located on the same block and same side of the 
street as the subject property.  Hotel Marianna has undergone significant alteration over the years.  The 
second floor balcony shown in the picture below (Circa 1910) was removed in the 1980s.  The property 
owner submitted plans to the NC State Historic Preservation Office (SHPO) and to the US Dept. of Interior and 
has been approved for rehabilitation and Historic Preservation Tax Credits. The State and US Dept. of Interior 
approved the project without the reinstallation of the second floor balcony so long as the bay windows are 
replaced. This project is awaiting private investment funding.  
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Example Three: Hotel Eagle (Circa 1910). 

This structure is a contributing building in the District and is located on the same block as the subject 
property, but on the west side of Main Street.  Hotel Eagle has undergone significant alteration over the 
years.  The second floor balcony shown in the picture below (Circa 1892) was removed at an unknown time.   

 
D. APPLICABLE ORDINANCE SECTIONS  
Sec. 8-3.10.  Criteria to determine appropriateness of proposal. 

The following review criteria, along with companion design guidelines and the guidelines of the Secretary of 
the Interior, shall be considered, where relevant, to make findings of fact indicating the extent to which the 
application for a certificate of appropriateness is or is not congruous with the historic aspects of the 
designated landmark or district: 

• Walls. 
• Proportion of width to height of the total building façade.  
• Proportion, shape, positioning, location, pattern and sizes of any elements of fenestration.  
• Building materials. 
• Surface textures. 
• Color. 
• Expression of architectural detailing. 
• Exterior lighting and appurtenant features. 

 
E. STAFF REVIEW 
Staff has reviewed the Applicant’s request and found: 

1. The property will be used as it was historically and/or one that will result in minimal change to the 
distinctive materials, features, spaces, and spatial relationships found with the Main Street Historic 
District. 

2. The exterior improvements will not detract from the historical character of the district. 

3. Modifications do no not create a false sense of time (i.e. as a non-contributing structure not 
attempting to create a false sense of historical development). 
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4. Modifications are being proposed to the building that do impact future historical significance in its 
own right. 

5. The use of distinctive materials, features, finishes, and construction techniques that characterize the 
District are being applied to the project.  

6. New features, colors, textures all match the original design of the building and are in keeping with 
the same found within the District. 

7. No chemicals or physical treatments have been proposed as part of this project.  

8. No archaeological resources will be impacted as a result of this project. 

9. New exterior alterations and related new construction will not destroy historical materials, features, 
and spatial relationships that characterize the district or adjacent contributing structures.  

10. Construction will be undertaken in a manner that will have a negative impact on the original form 
and integrity of the building and may eliminate the future potential of the building qualifying as a 
contributing building in a future.  

Upon receiving the application, City of Marion Planning and Development Staff sent the application and 
scope of proposed work to the Marion Business Association’s (MBA) Façade Committee for review and 
recommendation. The Marion Business Association (MBA) is recommending approval of the proposed 
project. Staff is also recommending approval with conditions. 
 

 
E.   ADDITIONAL DOCUMENTATION SUBMITTED 

• Certificate of Appropriateness Application 
• Current Photographs of the property 
• Conceptual rendering the property once improvements are completed. 
• Architectural designs 
• City of Marion Authorized Agent Form 
• Color Palette Inspiration photograph 
• Release and Agreement (releases the City from any and all liability associated with the placement or 

presence of the items in or upon a public way) 
 
F.  SUMMARY OF STAFF COMMENTS AND RECOMMENDED CONDITIONS OF APPROVAL 

Staff recommends APPROVAL of the Certificate of Appropriateness with the following conditions: 

1. The applicant must provide the signed release and agreement that releases the city from all liability 
regarding items within the public way. (The city has already received this document.) 

2. The post(s) should be installed a minimum of 1.5 feet behind curb and gutter in accordance with 
NCDOT requirements. 

3. If any work occurs within 5 feet of the roadway and/or road closure must take place, NCDOT 
approval will be required. 

4. A plan for the protection of all public street trees located within the construction area shall be 
provided and approved by the city’s street superintendent and city arborist prior to building permit 
issuance. 

5. Commercial signage not permitted above on or above second story balcony.  
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