Planning Staff Report to
Design Review Board - Neighborhood
August 15, 2022
for the September 1, 2022 Public Hearing
Docket Number:

CA 22-548

Applicant:

Luke Sims

Property Owner:

Nycole Bares, Northway Real Estate Company LLC

Property Location:

215 W. Earle Street

Tax Map Number:

0008000400700

Acreage:

0.25

Zoning:

R-6, Colonel Elias Earle Preservation Overlay District

Proposal:

New Residential Construction

Staff Recommendation:

Approval with Conditions

Application Request:
The proposed structure is a +/- 2,000 square foot 2-story house featuring steep roofs, elaborate masonry
chimneys, window groupings, and exposed trim, billed as a “Tudor-style home” by the applicant.
Staff Analysis:
Staff notes that this CA shall be contemplated only if the existing structure at 215 West Earle Street has
been approved for demolition by the DRB per the granting UH 22-547.
Staff also notes that the proposed plan appears to be a spec house by Visbeen Architect, Inc. PLAN 928245. The description of the plan reads:
“Here's a home that's full of terrific surprises. Designed by Visbeen Architects, the Shinglestyle exterior displays beautiful stone, columns, and eye-catching windows. Step through the
entry arch into the foyer. To the left, the spacious family room invites you to get cozy by the
fireplace. A built-in booth adds casual seating to the island kitchen. The master suite offers lots
of storage, a private foyer that buffers the bedroom from public view, and a comfortable
bathroom.”
While nothing in the Design Guidelines specifically prohibits catalog homes from historic districts, it
should be noted that a common feature of the Colonel Elias Earle historic district is the individual
uniqueness of the structures. This distinctiveness may be diluted by a catalogue home seen elsewhere
in the country.
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Fig 1. Screenshot of architectural clearinghouse website

Proposed Structure
AR.1 of the design guidelines suggests that new buildings maintain the same setback as those existing
structures within the block. The proposed building façade is 20 feet from the public right of way, which is
in line with surrounding properties, all of which are set back from the right-of-way between around 13 to
35 feet. Side and rear setbacks are in line with surrounding homes as well, and within the zoning
requirements for the area.
AR. 2 of the design guidelines suggests that the front of the home be oriented toward the street with a
clearly identified front door and a porch that is similar in size and character to those of surrounding homes.
The proposed home is oriented toward the street. Rather than a clearly identified front porch, there are 2
separate entries on the street-facing façade of the home. Both are significantly less prominent than the
traditional large front porches found elsewhere within the neighborhood but are appropriately sized for
traditional Tudor style homes.
AR.6 of the design guidelines requires that new buildings appear similar in scale to traditional singlefamily homes. The building scale of the proposed home is consistent in mass and height to traditional
single-family homes in the area.
AR. 7 of the design guidelines states that the form of a new building should be similar to those seen
traditionally in the historic district. The proposed form is not in line with the simple character of homes of
its size within the Colonel Elias Earle Preservation District. The following characteristics found in the
summary of key characteristics in the district are incorporated into the proposed design:
•
•
•
•
•
•

Uniform setbacks
Two-story building
Large home
Front porch
Slate roof
Gabled roof

Other design elements within the summary of key characteristics of the district are not incorporated into
the design. For example, the entry and building materials vary from the customary style of the
neighborhood. The entries are much less prominent than the traditional single prominent front porch. The
use of stone is not common within the district. Structures within the neighborhood are primarily brick and
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wood frame construction. Additionally, the summary of key characteristics for the district notes the
presence of simple detailing on the simple cottages versus elaborate detailing on “larger, high-style
residences”. The detailing in the proposed design is much more intricate than the detailing of other homes
of its scale in the neighborhood. Further, there are unnecessary design details, such as the bump-out
and columns in the center of the front façade, decorative variation in materials, exposed rafters, and the
arched primary entry.
The summary of key characteristics within the Colonel Elias Earle Preservation District also notes the
presence of old growth oaks and mature landscaping. Staff recommends that the applicant submit a
statement or drawing, prior to issuance of the CA, to acknowledge any existing trees to remain in place
as well as any new trees to be planted. The architectural site plan states that all trees to be removed
shall be marked prior to work for review.
AR.8 of the design guidelines suggests that all new construction should maintain the range of exterior
wall materials currently found in the historic district, including lap siding and brick. Masonry should appear
similar to that used historically. The use of stone does not relate to other homes within the neighborhood.
Staff recommends that the applicant remove the stone from the proposed design and utilize only
traditional brick and wood materials.
AR.9 recommends that new buildings, regardless of stylistic treatment, should appear similar in form and
detail to houses in the area. A new building should be visually compatible. Staff finds that the design of
the structure could be visually compatible with surrounding homes if some of the extravagant design
elements and materials are simplified to match those of other structures.
AR.10 recommends that the visual impacts of parking should be minimized. It appears that parking will
be located on a flat surface in the rear of the home, which would later be replaced by a detached garage.
This is in keeping with the design guidelines.
AR.15 suggests that the structure incorporate a coordinated color scheme. The proposed design employs
a coordinated color scheme but the elaborate use of materials and unnecessary design details
overwhelms the simple character of the district.
Summary
In reviewing an application for new construction within an historic district, the Design Review Board shall
consider whether the proposed structure relates to the mass, scale, and form of those seen traditionally
in the historic district. Staff finds that the proposed structure’s mass and form are in character with the
Colonel Elias Earle Preservation District but the material and detailing is not.
As such, staff recommends approval with the following conditions:
1. Materials shall be simplified to primarily wood and brick as is seen throughout the district.
2. Double front entries shall be reconfiguration to one large entry as is common in the district.
3. Reverse ogee arched front entrance shall be simplified to match gabled porch or simple
arched entry as seen in the neighborhood.
4. Excessive detailing shall be removed / rethought, including pilasters, exposed rafters, and
shingle varieties not in keeping with local historic style.
5. Staff and two members of the DRB shall review and approve new design prior to issuance
of a CA.
6. The applicant should work with staff to identify any existing trees to be preserved on site
as well as any additional proposed trees or plantings. Landscaping is important to address
within the plans due to the mention of old growth oaks and mature landscaping in the
Summary of Key Characteristics of the district.
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7. Per the recent Section 19-1.11 LMO Text Amendment, an Affidavit of Substantial
Compliance must be signed and notarized by the property owner prior to the issuance of
the Certificate of Conformity.
8. This CA is considered a specific site development plan. As such, the CA issued for this
project shall be subject to Land Management Ordinance Section 19-2.2.14 Lapse of
approval/vested rights and the Vested Rights Act, Article 11, of Chapter 29, Title 6, of the
Code of Laws of South Carolina, 1976 (S.C. Code §§ 6-29-1510 et seq.). The CA shall be
valid for a period of two years from the date of approval by the Board. The Vested Right
shall be granted up to five annual extensions upon a written request for an extension that
must be received from the applicant at least sixty (60) days before expiration, unless any
change or amendment to the land development ordinance or regulations of the City of
Greenville’s Code of Ordinances were to be amended that would no longer allow execution
of the site-specific development plan. At any time during the two-year period or any
subsequent Vested Rights extensions, the applicant may be granted a building permit from
the City Building Official. Should the CA expire at any time prior to the application for a
building permit, such permit shall not be issued until a current CA is provided.

Relevant Design Guidelines for New Construction in Preservation Overlay Districts:
AR.1 Maintain the line of building fronts in a block
A. A building should fit within the range of yard dimensions seen in the block.
• The front yard setback of a new building should match the established range of adjacent
buildings.
• Where the setbacks are uniform, the building should be placed in general alignment with its
neighbors.
• In those areas where setbacks vary slightly but generally fall within an established range,
the new building should be within ten feet of the typical setback in the block.
B. Maintain the uniform spacing of side yards.
• Side yard setbacks should appear similar to others in the block, as seen from the street.
AR.2 Orient the front of the building to the street
A. Orient the front of a house to the street and clearly identify the front door.
• A prominent entry will contribute to the pedestrian-friendly character of the street.
• Use a one-story porch element to define the entry.
• In some cases, the front door itself is positioned perpendicular to the street. In such a case,
the entry should still be clearly identified with a walkway and porch.
B. The use of a porch is encouraged in any residential development.
• A porch should be similar in character, design, scale and materials to those seen
traditionally.
• The size of a porch should relate to the overall scale of the primary structure to which it is
attached.
• A porch should use similar materials to that of the primary structure.
C. Porch supports should be of a substantial enough size that the porch does not appear to float above the
entry.
• Brick or wood columns are best for most structures in the neighborhood.
AR.6

A new building should appear similar in scale to traditional single family houses

A. New construction should appear similar in mass and scale to nearby historic structures.
• Structures in the Preservation Overlay Districts range from one to two stories, but most are
typically one and one-half stories.
• The primary plane of the building front should not appear taller than those of typical historic
structures in the block.
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B. New construction should be within five feet of the average height of historic structures within the immediate
neighborhood.
• Historic residences within a 300 foot radius of the new structure should be used in
calculating the height of the surrounding context.
AR.7
A.

The form of a new building should be similar to those seen traditionally in the historic district
Use building forms similar to those found traditionally in a district.
• Vertically-oriented, rectangular shapes are typical and are encouraged.
• One simple form should be the dominant element in a building design.
• Building forms that step down in scale to the rear of the lot are encouraged.
• Smaller, secondary buildings should be simple rectangular shapes, as well.

B.

Use traditional roof forms.
• Sloping roofs such as gable and hip roofs are appropriate for primary roof forms.
• Exotic building and roof forms that would detract from the visual continuity of the street are
discouraged. Geodesic domes and A-frames are not considered traditional building forms
and should not be used.
• Eave depths should be similar to those seen traditionally in the neighborhood.

C.

The number and size of dormers should be limited on a roof, such that the primary roof form remains
prominent.
• Because they break up the perceived scale of a roof, dormers are also encouraged.
• The top of a dormer's roof should be located below the ridge line of the primary roof and
set back from the eave.

D.

Roofs should be similar in scale to those used historically on comparable buildings.
• The length of a roof ridge should not exceed those seen historically on comparable
buildings.

AR.8

Building materials for new construction should be similar to materials seen historically.

A. Maintain the existing range of exterior wall materials found in the historic district.
• Appropriate materials for primary strictures include horizontal lap siding and brick.
• Reflective materials, such as mirrored glass or polished metals, are inappropriate.
• Rustic shakes are inappropriate.
B. Exterior wood finishes should appear similar to those used historically.
• Maintain protective coatings of paint or stain on exterior wood siding
• The lap dimensions of siding should be similar to that found traditionally (i.e., four to five
inches of lap exposure).
C. Masonry should appear similar to that used historically.
• Masonry unit sizes should be similar to those found traditionally.
• Mortar joints should appear similar in color, texture, and joint width, to those seen
historically.
D. Materials should be applied in a manner similar to that used historically.
• For example, brick veneer should not “float” above a wood clapboard wall.
• Traditionally, heavier materials (e.g., brick) were used for foundation piers.
• More finished masonry or wood was used for primary walls, and wood was used for gable
ends, roofs, and details.
• This “hierarchy” of materials should be continued.
E. Newer synthetic materials may be considered for a new structure, if they appear similar in character and
detailing to traditional building materials.
• New materials should have a demonstrated durability in this climate and have the ability to
be repaired under reasonable conditions.
• Details of synthetic siding should match those of traditional wood siding. The lap
dimensions of synthetic siding should be similar to those of historic wood lap siding (i.e.,
four to five inches of lap exposure).
F. Roof materials should be composite shingles and convey a scale and texture similar to that used
traditionally.
Page 5

•
•
AR.9

Roof materials should be earth tones and have a matte, non-reflective finish.
Wood shakes are inappropriate.

A new building should be visually compatible with historic structures in the area

A. A new building should not be designed to look old.
• Use ornamental details with restraint.
B. Using contemporary interpretations of historic styles is encouraged for new buildings.
• A new design that draws upon the fundamental similarities among historic buildings in the
community (without copying them) is preferred. This will allow a new structure to be seen
as a product of its own time and yet be compatible with its historic neighbors.
• New designs for window moldings and door surrounds, for example, can provide visual
interest while helping to convey the fact that the building is new. Contemporary details for
porch railings and columns are other examples.
• New soffit details and dormer designs also could be used to create interest while expressing a new, compatible style.
• The imitation of older historic styles may also be considered.
C. New architectural details should relate to comparable historic elements in general size, shape, scale and
finish.
D. Where a deck is used, it should be unobtrusive, as seen from the street.
• Locating a deck to the rear of the primary structure is preferred.
E. Use contemporary interpretations of architectural features that are common to traditional buildings in the
neighborhood.
• These include porch columns and balustrades, chimneys, trim elements and shutters.
F. If they are to be used, design ornamental elements, such as brackets and porches, to be in scale with
similar historic features.
• Thin, fake brackets and strap work applied to the surface of a building are inappropriate
uses of these traditional details.
• Use ornamental details with constraint.
• Historic details that were not found in the districts are inappropriate.
AR.10 The visual impacts of parking should be minimized.
A. A parking pad, carport, or garage should be located to the side or rear of a lot, and detached from the main
structure.
• Consider providing only ribbon paving. This will reduce visual impacts-as well as show
more drainage through soils.
• Consider sharing a single drive and curb cut where driveway sare needed.
• A driveway should lead straight from the street to the parking area.
• A parking pad located in the front of a residence is not appropriate.
B. Although it is not encouraged, where a garage or carport must be “attached” to the primary structure,
consider the following options:
• Locate the garage or carport at least ten feet behind the front of the main structure.
• A garage and the garage doors should not be visually overpowering to the main structure.
It should be detailed similar to that of the main structure.
• A carport should have a painted, non-metallic finish. Consider a carport constructed from
wood.
C. Minimize the visual impact of parking areas.
• A parking area should be located to the rear of a site.
• Do not use a front yard for parking. Instead, use a long driveway, or alley access, that leads
to parking located behind a building.
AR.15 Use colors to create a coordinated color scheme for a building
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A.

The facade should “read” as a single composition.

B.

Employ color schemes that are simple in character.
• Using one base color for the building is preferred.
• Using only one or two accent colors is also encouraged, although precedent does exist for
using more than two colors in some situations.

C.

Base or background colors should be muted.
• Use the natural colors of the building materials, such as the buff color of limestone, as the
base for developing the overall color scheme.
• Use matte finishes instead of glossy ones.

D.

Reserve the use of bright colors for accents only.
• Bright colors may highlight entries.
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Office Use Only:
Application#___________________ Fees Paid__________
Date Received__________ Accepted By__________
Date Complete__________ App Deny Conditions

APPLICATION FOR
CERTIFICATE OF APPROPIATENESS
Contact Planning & Development (864) 467-4476

APPLICANT/OWNER INFORMATION
*Indicates Required Field
APPLICANT

PROPERTY OWNER

*Name:

Luke Sims

Nycole Bares, Northway Real Estate Co. LLC

*Title:

Architect

Property Owner

*Address:

53 Endel Street, Greenville

604 Old Williamston Rd.

*State:

South Carolina

South Carolina

*Zip:

29611

29673

*Phone:

864.395.2848

864.867.8804

*Email:

luke.sims@gmail.com

nycole.bares@gmail.com
PROPERTY INFORMATION

215 W. Earle St., Greenville, SC, 29609
*STREET ADDRESS_______________________________________________________________________________
*TAX MAP #(S) ___________________________________________________________________________________
0008000400700

COLONEL ELIAS EARLE HISTORIC DISTRICT
*PRESERVATION DISTRICT/SPECIAL DISTRICT________________________________________________________
X
*ARE THERE EXISTING STRUCTURES ON THE PROPERTY? ____Yes

____No

DESCRIPTION OF REQUEST

X
*SELECT APPLICATION TYPE: ____CA
Neighborhood New
____CA Urban New

____CA Neighborhood Modification (__Major/__Minor)
____CA Urban Modification (__Major/__Minor)

____CAS Staff New (__Major/__Minor) *please see item D. for description
____CAS Staff Modification
____Informal Review

CA21-159
*ORIGINAL APPLICATION # (put N/A if new application)___________________________________________________
To include: scope of project and response to specific guidelines and special conditions.
_________________________________________________________________________________________________
The proposed residence includes steep roofs, elaborate masonry chimneys, window groupings, & expose wood trim. All
_________________________________________________________________________________________________
these traits will allow this two-story Tudor-style home fit into the fabric of Earle Street. While the new structure does not
try to replicate the original Cottage-style architecture in the current property, Tudor-style architecture is seen throughout
_________________________________________________________________________________________________
Earle Street & even mentioned in the original historic district application.
_________________________________________________________________________________________________

There will be a separate application to the DRB if the homeowner decides to construct a garage.
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________

CITY OF GREENVILLE APPLICATION FOR CERTIFICATE OF APPROPRIATENESS
PAGE 1 OF 3

INSTRUCTIONS
1. All applications and fees (made payable to the City of Greenville) for Certificate of Appropriateness must be received
by the planning and development office no later than 2:00 pm of the date reflected on the attached schedule.
A. URBAN DESIGN PANEL

$300.00, site plan review
$300.00, architectural review

B. SIGNS

$150.00

C. NEIGHBORHOOD DESIGN PANEL

$150.00

D. APPLICATION FOR STAFF REVIEW
Major: All site development activity, roof gardens, decks,
or accessory structures; or any project that requires consultation
with a member of the DRB.

$100.00

Minor: Color change; replacement of windows/doors; additions,
deletions or replacement of awnings; re-roofing; and projects
that do not involve structural alterations, increase/decrease in
window/door area or removal of architectural features. Also, parking
lots, service enclosures, exterior lighting and additions to building
that do not exceed 25% of existing building footprint, except the
West End Preservation Overlay District.

$50.00

E. MODIFICATION TO AN APPROVED PROJECT
Major (requires review by DRB)

½ Original Fee

Minor (requires review by staff)

$50.00

F. INFORMAL REVIEW

$50.00

2. The staff will review the application for “sufficiency” pursuant to Section 19-2.2.6, Determination of Sufficiency and will
contact the applicant to correct any deficiencies which must be corrected prior to placing the application on the Design
Review Board agenda.
3. Public Notice Requirements. Certificate of Appropriateness applications require a design review board public hearing.
The applicant is responsible for sign posting the subject property at least 15 days (but no more than 18 days) prior to
the scheduled design review board hearing date.
(To be filled out at time of application submittal)

x
__________Public
Hearing signs are acknowledged as received by the applicant
*APPLICANT SIGNATURE____________________________________________
1. You must attach one (1) complete set of scaled drawings of the property at an appropriate scale such as 1”=20’ or ¼”
= 1’, etc. Although construction drawings are not required, applicants for final approval should be able to provide
construction drawings at the Design Review Board’s (DRB) request. The Board may request additional information
at any time to fully understand the proposal. Items submitted to the Board become the property of the City and will
not be returned.
SITE PLAN REVIEW


Site Plan Drawings (indicating footprint of existing buildings, proposed building, proposed exterior
elements, demolition of existing site features, floor plan, proposed exterior equipment, etc.).



Massing Studies and Images (images shall be high resolution and should depict adjacent building, proposed
building massing from various viewpoints, initial architectural details, photos of surroundings to review
context, etc.).

CITY OF GREENVILLE APPLICATION FOR CERTIFICATE OF APPROPRIATENESS
PAGE 2 OF 3



Model (physical or digital model that includes the surrounding context with massing only, no texture
or articulation is required). The contextual model for the DRB boundary can be downloaded here:

https://greenvillesc.gov/364/Access-GIS-Data, and is provided as a .skp file.
Data is updated monthly.
ARCHITECTURAL REVIEW


Elevation Drawings of all Exterior Sides (indicate proposed materials, existing grade and proposed grade,
proposed mechanical equipment, outdoor lighting fixtures, landscape drawings, design and location of
signage, removal of existing building elements, addition to existing building, a streetscape elevation of building
adjacent to and across the street from the site, including the proposed building).



Sections (include vertical dimensions in feet, building sections where significant changes occur in building
volume, wall section for review of material relationships).



Detail Drawings (include material and methods of each type of construction affecting the exterior appearance
of the structure, samples, brochures and photographs of all exterior finishes, windows, fixtures, lighting and
signage).



Renderings (include perspective drawings, including views from pedestrian and public realm).



Model (physical or digital model that includes the surrounding context and should include accurate scale,
architectural detail to the extent that if describes the design intent, proposed textures and proposed signage).

For more detail on these submittal requirements, please refer to the Greenville Downtown Design Guidelines,
adopted May 2017.
Please verify that all required information is reflected on the plan(s). Please submit one (1) paper copy and one
(1) electronic version of the plan(s).
4. Please read carefully: The applicant and property owner affirm that all information submitted with this application;
including any/all supplemental information is true and correct to the best of their knowledge and they have provided full
disclosure of the relevant facts.
In addition the applicant affirms that the applicant or someone acting on the applicant’s behalf has made a reasonable
effort to determine whether a deed or other document places one or more restrictions on the property that preclude or
impede the intended use and has found no record of such a restriction.
If the planning office by separate inquiry determines that such a restriction exists, it shall notify the applicant. If the
applicant does not withdraw or modify the application in a timely manner, or act to have the restriction terminated or
waived, then the planning office will indicate in its report to the planning commission that granting the requested change
would not likely result in the benefit the applicant seeks.
5.

To that end, the applicant hereby affirms that the tract or parcel of land subject of the attached application is ___ or
X restricted by any recorded covenant that is contrary to, conflicts with, or prohibits the requested activity.
is not ___
*Signatures
Applicant
07.31.2022

Date
Property Owner/Authorized Agent
Date

07.31.2022

Public Hearing information
Public Hearing signs

CITY OF GREENVILLE APPLICATION FOR CERTIFICATE OF APPROPRIATENESS
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