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Agenda 
Board of Architectural Design and Historic Review 

August 13, 2026 at 5:30 PM 

Dr. TK Gregg Community Center 
650 Howard St. Spartanburg, SC 29303 

 
I. Roll Call 

II. Freedom of Information Act Compliance – Public notification of the 
meeting has been published, posted, and mailed in compliance with the 
Freedom of Information Act and requirements of the City of Spartanburg 
Zoning Ordinance. 

III. Rules and Procedures for Meeting Conduct 

IV. Approval of Agenda 

V. Disposition of Minutes of July 9, 2026 meeting 

VI. Old Business: None 

VII. New Business: 

a. COA-26-00400026: The Board of Architectural Design and Historic Review 

has received a request for a Certificate of Appropriateness for the 

replacement of windows at 396 Kingston St (TMS: 7-12-03-104.00) in the 

Beaumont Mills Historic District. Owner/Applicant: Evodia Benitez   

b. COA-26-00400025: The Board of Architectural Design and Historic Review 
has a received a request for a Certificate of Appropriateness for a front yard 
fence at 310 S Spring St (TMS: 7-12-14-218.00) in the Hampton Heights 
Historic District. Owner/Applicant: Bryon & Melissa Holland 

VIII. Staff Announcements 

IX. Adjournment 
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Meeting Minutes 

Board of Architectural Design and Historic Review 
July 9, 2026 at 5:30 PM 

Dr. TK Gregg Community Center 
650 Howard St. Spartanburg, SC 29303 

 
Attendance 
Board Members Present 

• Bill Michels, Chair 
• Julie Gilmore 
• Dave Williams 
• Adib Kapasi 
• Sam Mitchell 

 
Staff Present 

• Fredalyn Frasier, Planning Director 
• Dominick Calace, Planner I 

 
Others Present 

• Michael Henthorn, Henthorn Architecture 
• Members of the Public 

 
Call to Order 
Chair Michels called the meeting to order at 5:33 PM and conducted roll call. A quorum was 
established. 
Before roll call, Chair Michels welcomed Sam Mitchell as a new Board member. Ms. Mitchell 
briefly described her connection to Hampton Heights, her support for historic preservation, and 
her professional background in art education. 
The Chair stated that public notice of the meeting had been provided in compliance with the 
Freedom of Information Act and City of Spartanburg requirements. Meeting procedures were 
referenced. 

 
Approval of Agenda 
On a motion by Mr. Kapasi and seconded by Mr. Williams, the agenda was approved by a vote 
of 5-0. 
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Approval of Meeting Minutes (May 14, 2026) 
On a motion by Mr. Williams and seconded by Mr. Kapasi, the meeting minutes from May 14, 
2026 were approved by a vote of 5-0. 

 
Old Business 
None. 

 
New Business 

 
Certificate of Appropriateness for Major Works - 648 South Irwin Avenue - New Single-Family 
Residence 
The Board considered a request to construct a new single-family residence on a vacant lot in 
the Hampton Heights Historic District. 

 
Staff Presentation 

• Staff described the project site as an approximately 25,000-square-foot, heavily wooded 
lot on the west side of South Irwin Avenue. The R-8 single-family property is one of the 
southernmost lots in the local Hampton Heights Historic District, and the applicant 
proposed a new residence of approximately 2,800 square feet. 

• Staff reviewed the required findings related to character and design, building scale, 
materials, relationship to surrounding properties, and harmony with the historic district. 
Staff found that the proposal satisfied the applicable review criteria. 

• The proposed Craftsman-style design was found to be compatible with homes in the 
district. Staff determined that the height, setback, orientation, and scale were 
consistent with Section 6.2 of the design guidelines and with nearby residences. 

• Staff worked with the applicant and architect to refine the design and materials. Staff 
found that the project would appropriately develop a vacant and underutilized lot 
without negatively affecting the surrounding historic district and recommended 
approval. 
 

Applicant Presentation 
• Architect Michael Henthorn described the vacant lot as triangular, wooded, and 

gradually sloping toward the railroad easement. The house was positioned near the 
established street frontage and toward one side of the lot to address the site's shape 
and topography while preserving as many mature trees as practical. 

• The proposed one-and-one-half-story residence was designed in a traditional Craftsman 
style with a primary gable, shed dormers, deep front and side porches, tapered 
columns, exposed rafter tails, broad eaves, lap siding, and cedar-shingle accents. The 
principal living areas would be on the first floor, with additional bedrooms upstairs. 

• A future detached garage designed to accommodate a possible accessory dwelling unit 
and a future pool were shown for site-planning purposes but were not included in the 
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request before the Board. Any garage or accessory dwelling unit requiring review would 
return to the Board separately. 

• The architect identified smooth LP siding, wood cedar shingles, and Marvin aluminum-
clad wood windows among the proposed materials. He also stated that the home would 
use foam insulation and high-efficiency, professionally designed mechanical systems, 
although it would not pursue formal green-building certification. 
 

Board Discussion 
• Board members expressed general support for the siting, scale, Craftsman design, and 

overall compatibility of the residence with the surrounding neighborhood. 
• Discussion focused primarily on the proposed aluminum-clad wood windows. Chair 

Michels and several members stated a preference for wood exterior windows and 
emphasized the Board's responsibility to maintain the district's material standards and 
avoid gradually weakening its historic character. 

• The architect explained that the proposed Marvin windows would provide a traditional 
appearance with greater durability and lower maintenance than exposed wood. He 
agreed to examine other available options but stated that changing the window system 
would ultimately require direction from the owners and would need to be consistent 
throughout the house. 

• Staff noted that applications are reviewed case by case and that preservation guidance 
is increasingly considering modern materials when they accurately replicate historic 
appearance and profiles. The Board reviewed the proposed 7/8-inch muntin profile and 
simulated divided-light configuration and discussed how the windows would appear 
from the street. 

• Members also clarified that the property is within the local Hampton Heights Historic 
District but outside the National Register district. After reviewing the window profile 
and staff's comments, the Board found the project acceptable as presented. 
 

Public Comments 
No members of the public spoke. The public comment period was closed on a motion by Mr. 
Kapasi and seconded by Mr. Williams. The public comment period was closed unanimously. 

 
Board Action 
Following deliberation, the Board determined that the proposed residence was appropriate and 
that the applicant could proceed with the Certificate of Appropriateness as presented. 

 
Motion 
On a motion by Chair Michels and seconded by Ms. Gilmore, the Board approved the Certificate 
of Appropriateness for the new single-family residence as presented. 

 
The motion passed unanimously (5-0). 
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Staff Announcements 
• Staff reminded members of annual continuing-education requirements and the 

orientation requirements for new members. The Appalachian Council of Governments 
was considering virtual orientation options, and staff was also working to arrange local 
training so members would not need to travel. 

• Staff presented updated meeting notification materials, including mailed postcards and 
new color-coded property signs. The signs include QR codes directing residents to the 
City's website, project maps, agendas, and Board packets. 

• Summonses had been issued for roof openings at 161 South Hampton Drive and 137 
West Hampton Avenue. The owners had appeared in court and were working with 
insurance providers, Code Enforcement, and the Building Department. Staff will 
continue monitoring both properties. 

• At 234 South Spring Street, the owner received approval for limited exploratory 
demolition of fire-damaged elements so the structure could be made safe for 
architectural and structural evaluation and possible rehabilitation. 

• The unapproved front-yard fence at 710 Maywood Street was removed, and the related 
rear-yard fence permit was withdrawn. No new fence was expected at the property. 

• At 201 Carlisle Street, the owner planned to replace the visible vinyl windows on the 
side elevation with original wood windows currently located at the rear of the house. 
Staff expected the work to occur within the following weeks. 

• The removed gable window at 231 Carlisle Street was returned to the property owner. 
The owner was expected to bring a broader renovation proposal to the Board in the 
future. 

• A violation and stop-work order were issued at 396 Kingston Street after vinyl windows 
were installed throughout the property without approval. The owner was given a follow-
up period, and staff anticipated that the matter could return to the Board. 
 

Adjournment 
On a motion and second from the Board, the meeting was adjourned unanimously. 

 
Meeting adjourned at approximately 6:11 P.M. 

 
____________________________ 

William Michels, Chair 
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August 6, 2026 

 
 

TO: The Board of Architectural Design and Historic Review 
 

RE: Certificate of Appropriateness for Major Works 
Address: 396 Kingston St (TMS: 7-12-03-104.00) 
Historic District: Beaumont Mills Historic District 
Zoning: R-6 (General Residential District) 
Owner/Applicant: Evodia Benitez 

 
Request: The Applicant is seeking approval to replace the previously installed vinyl windows on 
the front and north side elevations with either aluminum-clad wood or wood windows in a six-
over-six configuration. 
 

 

Project Description and History 
The project site is located on an approximately 7,000-square-foot lot in the Beaumont Mills 
Historic District on the south side of Kingston Street. The residential structure was constructed in 
1920 and is classified as a contributing structure. The Beaumont Mills Design Guidelines classify 
this structure as House Type 3 – Pyramidal Cottage. 
 
The Planning Department was notified of exterior renovation work at the property on July 6, 
2026. Upon inspection, staff found that the original wood six-over-six windows had been 
removed and replaced with vinyl six-over-six windows without a Certificate of Appropriateness. A 
stop-work order was issued by the Building Inspections Department, and a zoning violation was 
issued by Code Enforcement on July 9, 2026. The applicant visited the Planning Department on 
July 10, 2026, to apply for a Certificate of Appropriateness and has since worked with staff to 
identify replacement windows that meet the applicable Historic District requirements. 
 
The applicant is requesting approval of either of two replacement window options for the front 
and north side elevations. The first option is a Sun Windows Clad Architectural Double-Hung 
simulated divided lite window in a six-over-six configuration. The second option is a VictorBilt 
Double-Hung SSB wood window with single-pane glass in a six-over-six configuration. 
 
The proposed replacement is limited to the windows on the front and north side elevations, 
which are visible from the public right-of-way. The vinyl windows on the south side elevation 
facing the railroad and on the rear elevation are proposed to remain. 
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Analysis 
Zoning Ordinance Requirements 
Section 510.6(C) of the City of Spartanburg Zoning Ordinance states that, in reviewing 
applications for Certificates of Appropriateness, the Board shall base its decisions upon the 
standards of the Ordinance and shall make no requirements other than for the purpose of 
preventing construction or alterations that are not in harmony with the prevailing character of 
the Historic District or historic site. 
 
In reviewing applications for new construction or alteration, the Board shall consider the U.S. 
Secretary of the Interior’s Standards for Rehabilitation and the following criteria: 

a. The character and appropriateness of the design; 
b. The scale of the buildings; 
c. The texture and materials; 
d. The relationship of such elements to similar features of structures in the immediate 

surroundings; and 
e. If the property is in a Historic District, the extent to which the alteration or construction 

would be harmonious with the Historic District. 
 
Beaumont Mills Design Guidelines 
Section 3.7.2, Windows, of the Beaumont Mills Design Guidelines identifies windows as 
significant character-defining features and encourages the repair of original wood windows 
where feasible. When replacement is necessary, the Guidelines recommend that the size of the 
window, shape and size of the sash, windowpane configuration, muntin and mullion profiles, and 
location of the meeting rail be compatible with the historic windows. Wood and aluminum-clad 
wood are identified as the most appropriate replacement window materials. 
 
Findings 
Certificate of Appropriateness, Section 510.6 (C)  
a. The character and appropriateness of the design 

Finding: Meets Standard 
• Both proposed window options are double-hung windows with a six-over-six pane 

configuration. This is consistent with the historic window configuration previously found 
on the structure. The proportions, pane configuration, and overall appearance of either 
option would be compatible with the historic guidelines. 

 
b. The scale of the buildings 

Finding: Meets Standard 
• The replacement of windows will not affect the scale of the building. 

 
c. The texture and materials  

Finding: Meets Standard 
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• The Beaumont Mills Design Guidelines identify wood and aluminum-clad wood as the
most appropriate materials for replacement windows. Both proposed options use
materials that are compatible with the historic guidelines.

d. The relationship of such elements to similar features of structures in the immediate
surroundings
Finding: Meets Standard
• Properties in the immediate surroundings of the project site appear to have vinyl one-

over-one windows. The proposed wood or aluminum-clad wood windows would provide
a compatible and historically appropriate treatment for the contributing structure within
the Beaumont Mills Historic District.

e. If the property is in a Historic District, the extent to which the alteration or construction
would be harmonious with the Historic District
Finding: Meets Standard
• The proposed windows would restore the traditional appearance of the contributing

structure and would not detract from the overall character of the Beaumont Mills
Historic District.

Staff Comments 
Staff has worked with the applicant to identify appropriate replacements for the original wood 
windows. Both proposed options retain the historic six-over-six configuration and use materials 
identified by the Beaumont Mills Design Guidelines as appropriate for replacement windows. 
The vinyl windows on the south and rear elevations will remain, as these elevations are not 
visible from the public right-of-way. Staff supports approval of either option, with the final 
selection left to the applicant. 

Staff Recommendation - Approval 
Based on the findings above, staff recommends approval of the proposed window replacement 
on the front and north side elevations. The vinyl windows on the south and rear elevations may 
remain as proposed. The applicant may select either the Sun Windows aluminum-clad wood 
window or the VictorBilt wood window described in the application materials. 

Prepared by: 

Dominick Calace 
Planner I  
City of Spartanburg Planning Department 

Reviewed by: 
Fredalyn M. Frasier 
Planning Director 
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Attachments: 
Conditions of Approval 
Site Map 
Site Photos  
Application and Materials 
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CONDITIONS OF APPROVAL FOR THE PROJECT ON PROPERTY AT: 

396 Kingston St (TMS: 7-12-03-104.00) – Beaumont Mills Historic District 

Owner/Applicant: Evodia Benitez 

  
1. If one or more of the following conditions is not met with respect to all its terms, then this 

approval may be revoked. 
  
2. All plans for future construction which are not covered by this review shall be submitted to 

the City Planning Department for review and approval. 
  
3. Major modifications to plans or exceptions to completion may be granted only by the City 

authority which approved the project. 
  
4. This permit shall be exercised within six months of the date of final approval, or it shall 

become null and void. Extensions may be granted with the permission of the Board. 
  
5. A building permit shall be obtained from the Building Department prior to commencement 

of work. 
  
6. The development of the site shall be in substantial accordance with the approved plans 

submitted and on file in the Spartanburg City Planning Department. Major modifications to 
plans or exceptions to completion may be granted only by the City authority which 
approved the project. 
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Site Map 
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Subject Property – 396 Kingston St (July 2026) 

 

                                 
South Side Elevation  

(Facing Railroad) Front Elevation North Side Elevation  
(Facing Vacant Lot) 
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Subject Property – 396 Kingston St (November 2025) 
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Adjacent Property 

 

   
 

406 Kingston St 
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Properties Across the Street 

 

   
99 Camp St                                                                   100 Camp St
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August 6, 2026 

 
 

TO: The Board of Architectural Design and Historic Review 
 

RE:  Certificate of Appropriateness for Major Works 
Address: 310 S Spring St (TMS: 7-12-14-218.00) 
Historic District:  Hampton Heights Historic District 
Zoning: R-8 SFD (Single Family Residential District) 
Owner/Applicant: Bryon & Melissa Holland 

 
Request: The Applicant is seeking approval to install a new 3-foot-tall wood front yard fence. 
______________________________________________________________________________ 

 

Project Description and History 
The project site is located on an approximately 8,500-square-foot lot in the Hampton Heights 
Historic District on the west side of South Spring Street. The residential structure was 
constructed in 1919 and is classified as a contributing structure. 
 

The applicant is seeking approval to install a 3-foot-tall wood picket fence along the front 
property line.  
 
Analysis 
Zoning Ordinance Requirements 
Section 510.6(C) of the City of Spartanburg Zoning Ordinance states that, in reviewing 
applications for Certificates of Appropriateness, the Board shall base its decisions upon the 
standards of the Ordinance and shall make no requirements other than for the purpose of 
preventing construction or alterations that are not in harmony with the prevailing character of 
the Historic District or historic site. 
 
In reviewing applications for new construction or alteration, the Board shall consider the U.S. 
Secretary of the Interior’s Standards for Rehabilitation and the following criteria: 

a. The character and appropriateness of the design; 
b. The scale of the buildings; 
c. The texture and materials; 
d. The relationship of such elements to similar features of structures in the immediate 

surroundings; and 
e. If the property is in a Historic District, the extent to which the alteration or construction 

would be harmonious with the Historic District. 
 
Hampton Heights Design Guidelines 
Section 10.2.4 Enclosures of the Hampton Heights Design Guidelines states, “Fences are 
discouraged in front yard spaces of the district but are appropriate in rear yard spaces and along 
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side yard boundary lines. Rear yard fences shall be coordinated with existing city codes. 
Suggested materials for rear yard fencing include vegetation, wood, and chain link. Vines are 
suggested to “soften” the appearance of chain link fencing. If wood fencing is used, the paint 
color and design shall be compatible with the architecture of the adjacent residence. Fence 
heights can range from 4' to 6', depending on the reason for the enclosure.” 
 
Findings 
Certificate of Appropriateness, Section 510.6 (C)  
a. The character and appropriateness of the design 

Finding: Acceptable with Respect to the Standard 
• The proposed fence is limited to 3 feet in height and is intended to be of wood material. 

While front yard fences are discouraged by the Hampton Heights Design Guidelines, 
there are several existing front yard fences in the surrounding area. Due to the proposed 
low height and open design, the fence should not significantly obstruct views of the 
historic home and can be designed to complement the existing structure. 

 
b. The scale of the buildings 

Finding: Meets Standard 
• The addition of a front yard fence will not affect the scale of the buildings. 

 
c. The texture and materials  

Finding: Meets Standard 
• The Hampton Heights Design Guidelines reference vegetation, wood, and chain link as 

suggested materials for rear yard fencing. For a front yard fence in this location, staff 
finds that wood would be more appropriate than chain link due to the fence’s visibility 
from the public right-of-way. The final design is simple, open, and complementary to the 
existing residence. 
 

d. The relationship of such elements to similar features of structures in the immediate 
surroundings –  
Finding: Meets Standard 
• Multiple properties on South Spring Street include front yard fences, including wood and 

wrought iron materials. Hydrick Street to the west also contains several front yard fences 
of varying materials, including wood and chain link. Other properties in the neighborhood 
include low block walls or similar front yard boundary features. The proposed fence 
would be consistent with similar elements found in the immediate surroundings. 
 

e. If the property is in a Historic District, the extent to which the alteration or construction 
would be harmonious with the Historic District –  
Finding: Generally Consistent with the Standard 
• The proposed fence would be generally consistent with the character of the Hampton 

Heights Historic District due to the presence of similar front-yard fences in the 
surrounding area, its limited height, and the use of wood, a material compatible with the 
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existing contributing structure. The low, open design would provide separation from the 
street while maintaining the visual relationship between the historic home and the public 
streetscape. 

 
Staff Comments 
Staff understand that increased vehicular traffic along South Spring Street has resulted in 
homeowners wanting to provide increased separation between their front door and the street. 
Although the Hampton Heights Design Guidelines discourage front yard fences, front yard 
fencing does exist in multiple areas throughout the neighborhood. 
 
Staff is generally supportive of a low, open-fence design. The proposed maximum height of 3 
feet should minimize visual obstruction and preserve views of the contributing structure from 
the public right-of-way. Staff recommend that the final fence design remain simple in form and 
compatible with the architectural character of the home and the Hampton Heights Historic 
District, including the use of appropriate materials and detailing. 
 
Staff Recommendation - Approval 
Based on the findings above, staff recommend approval of the proposed fence installation, with 
final review by Planning staff to ensure the fence design remains compatible with the character 
of the contributing structure and the Hampton Heights Historic District. 
 
Prepared by: 

 
 
Dominick Calace 
Planner I  
City of Spartanburg Planning Department 
 
 
Reviewed by: 
Fredalyn M. Frasier 
Planning Director 
 
Attachments: 
Conditions of Approval 
Site Map 
Zoning Map 
Site Photos  
Application and Materials 
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CONDITIONS OF APPROVAL FOR THE PROJECT ON PROPERTY AT: 

310 S Spring St (TMS: 7-12-14-218.00) – Hampton Heights Historic District 

Owner/Applicant: Bryon & Melissa Holland 

  
1. If one or more of the following conditions is not met with respect to all its terms, then this 

approval may be revoked. 
  
2. All plans for future construction which are not covered by this review shall be submitted to 

the City Planning Department for review and approval. 
  
3. Major modifications to plans or exceptions to completion may be granted only by the City 

authority which approved the project. 
  
4. This permit shall be exercised within six months of the date of final approval, or it shall 

become null and void. Extensions may be granted with the permission of the Board. 
  
5. A building permit shall be obtained from the Building Department prior to commencement 

of work. 
  
6. The development of the site shall be in substantial accordance with the approved plans 

submitted and on file in the Spartanburg City Planning Department. Major modifications to 
plans or exceptions to completion may be granted only by the City authority which 
approved the project. 
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Site Map 
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Subject Property – 310 S Spring St 
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Adjacent Properties 
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Properties Across the Street 
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