ROBERT I. BROWN ARCHITECT P.C.
205 BAY AVENUE GREENPORT, NY 11944

631-477-9752  FAX 631-477-0973
info@ribrownarchitect.com

June 23, 2026

Historic Preservation Commission
Certificate of Appropriateness
Application Narrative

Scholl Residence: 174 Sterling Street, Greenport

This application seeks a Certificate of Appropriateness for a carefully designed two-story
rear addition to the existing two-story wood-frame single-family residence at 174 Sterling
Street, within the Historic District of the Village of Greenport. The project also includes
interior renovations and exterior repair, restoration, and replacement work as described
below.

Executive Summary / Grounds for Approval

The proposed addition satisfies the Village of Greenport’s compatibility-based certificate-
of-appropriateness criteria. It preserves the historic front facade, front porch, principal
streetscape presentation, and character-defining features of the existing contributing
residence. New construction is located entirely to the rear (north) of the house, where it
will not compete with the historic facade or alter the building’s historic relationship to
Sterling Street.

The addition has been designed to be compatible with the historic residence in massing,
roof form, fenestration rhythm, materials, and architectural detailing, while allowing the
original residence to remain legible as the primary historic structure. The project is also
fully zoning-compliant: by decision dated May 19, 2026, the Greenport Zoning Board of
Appeals determined that no variances are required and that the proposed project
complies with the Village of Greenport Zoning Code in all respects. (Exhibit A)

The applicant respectfully requests approval because the project advances the central
preservation objective applicable to historic residential additions: allowing the continued
residential use and careful modernization of a historic home while protecting the features
and public views that make the property contributing to the district.
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Application Narrative

Property History

The existing residence is listed as a contributing structure to the Greenport Historic
District. The dwelling first appears on the 1909 Sanborn Map. According to the 1977
Building-Structure Inventory Form prepared by the New York State Office of Parks and
Recreation, Division of Historic Preservation (Exhibit B), the residence was constructed
by Ernest Rogers circa 1905. Porches and a bathroom were added around 1910, and the
kitchen was remodeled in 1965.

The property has remained in the same family since 1928, when the current owner,
Cynthia Scholl’s grandparents, William Rodenburg and Jeanette Rodenburg, purchased
the property from the original owner, Ernest Rogers. This long-term family ownership
underscores the continuing residential use of the property and the owner’s interest in
maintaining the historic home while adapting it for contemporary living.

Prior Permitting and Review History

On May 4, 1994, a Certificate of Occupancy was issued for the existing “2 story frame
single family residence with front and side porch.” On June 11, 2015, a Certificate of
Occupancy was issued to close out Building Permit #02483, issued on November 4, 2014,
to “[r]ebuild existing porch deck and handrails, to include replacement porch header and
columns, repair and replace as required.” That porch-repair project was approved by the
HPC on November 3, 2014.

The Division for Historic Preservation of the New York State Office of Parks, Recreation
and Historic Preservation (“OPRHP”) previously reviewed an earlier version of the
proposed rear-addition design and found that the project was appropriate and would have
no adverse impact on the historic house. (Exhibit C). The difference between the prior
approved application and the current one is that the proposed addition will be narrower
than originally proposed and the non-historic deck addition on the westerly side will be
removed. Both of these changes were made in order to make the project zoning
compliant. The applicant has applied to OPRHP for an updated approval letter, which is
expected to issue shortly.

The current design remains consistent with that preservation approach because it
continues to preserve the historic front facade and locates the new construction entirely
at the rear of the residence.

By decision dated May 19, 2026, the Greenport Zoning Board of Appeals determined that
no variances are required for the proposed project meaning that the addition is
conforming in all respects to the current Village of Greenport Zoning Code. The removal
of the non-historic west-side deck further improves zoning conformity by eliminating an
existing non-conforming side-yard condition. (Exhibit A).
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Applicable Preservation Standards

Chapter 76 of the Greenport Village Code requires a Certificate of Appropriateness for
exterior alteration, restoration, reconstruction, demolition, new construction, or moving
of a landmark or property within a historic district where a building permit is required.
The approval standard is compatibility. Section 76-6 directs the Commission to be guided
by three principles: contributing properties should be retained with historic features
altered as little as possible; alterations of existing properties should be compatible with
the historic character of the property or surrounding historic district; and new
construction should be compatible with the historic district.

In applying compatibility, Chapter 76 directs the Commission to consider the general
design, character, and appropriateness of the work; the scale of the alteration or new
construction in relation to the property, surrounding properties, and neighborhood;
texture, materials, and color; visual compatibility with neighboring properties in public
view, including facade proportions, window and opening arrangements, roof shape,
rhythm, spacing, and setback; the importance of historic or architectural features to the
significance of the property; and the Secretary of the Interior’s Standards for
Rehabilitation and Guidelines for Rehabilitating Historic Buildings.

The Village’s HPC Guidelines are consistent with that framework. They explain that the
Commission reviews whether proposed design and appearance are “not incompatible”
with the historic or architectural characteristics of a landmark or historic district, and
they recognize that both the streetscape and areas not visible from the street are subject
to review. The Guidelines also advise applicants to provide photographs of adjacent
properties and details regarding proposed materials so the Commission can evaluate
compatibility.

National preservation guidance likewise recognizes that historic residences are generally
best enlarged by placing additions at the rear or on another secondary elevation, where
the addition will not compete with or obscure the historic facade, primary massing, or
streetscape. NPS Preservation Brief 14, New Exterior Additions to Historic Buildings:
Preservation Concerns, states that a new addition “should not be highly visible from the
public right of way” and that “a rear or other secondary elevation is usually the best
location for a new addition.” NPS Technical Preservation Services guidance similarly
recommends locating additions at the rear or on an inconspicuous side of the historic
building and designing them to preserve the historic building’s form, materials, features,
and spatial relationships.

Accordingly, the relevant preservation question is not square footage in isolation. Rather,
the Commission must evaluate whether the proposed work is compatible with the historic
property and surrounding district, particularly as seen from public views. Here, the rear
location, preservation of the front facade and porch, compatible architectural vocabulary,
and limited impact on the Sterling Street streetscape support approval under Chapter 76
and accepted preservation standards.
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Description of Proposed Rear Addition

The addition will extend entirely to the rear (north) of the existing house. The addition
includes a new living room, dining room, kitchen, laundry room, and office on the first
floor, and a new primary suite with balcony and guest room on the second floor. The
finished residence will have the same total number of bedrooms as the existing residence:
three bedrooms, including the primary suite, together with an office.

The entire front and much of the side elevations of the existing residence will be
preserved, repaired, and restored, including the existing front door and front porch
elements. Demolition will be limited to those portions necessary to accommodate the rear
addition, including the rear wall of the existing structure and certain interior spaces. The
project also proposes removal of the non-historic deck on the west side of the house,
which achieves compliance with applicable side-yard setback requirements.

The proposed addition takes design cues from the existing residence, including
compatible window proportions, trim profiles, porch and railing details, siding exposure,
roof forms, and exterior color and material relationships. The intent is not to create a false
historic reconstruction, but to ensure that the new rear addition is harmonious with the
historic residence while allowing the original structure to remain visually legible.

Compatibility and Scale Analysis

The proposed design follows accepted preservation practice by placing the new
construction at the rear of the residence rather than on the primary elevation. This siting
preserves the historic streetscape, maintains the historic facade and porch as the public
face of the property, and avoids the type of front or side massing that would obscure or
compete with the original building.

Although the addition provides meaningful interior living space, its preservation impact
is minimized by its rear placement, its relationship to the existing roof forms, its
compatible fenestration rhythm, and the retention of the historic fagade, porch, and
street-facing elevations. The original residence will remain the primary visual element
from Sterling Street, and the addition will not alter the building’s historic relationship to
the street.

The project therefore satisfies the applicable compatibility standard. The addition is
harmonious with the existing architectural style, but it is sited and designed so that the
historic residence remains identifiable. The project preserves the character-defining
features that make the property contributing to the Greenport Historic District while
permitting the continued use of the house as a functional single-family residence for the
same family that has acted as a steward of the property’s history for nearly 100 years.

To the extent the Commission has concerns regarding scale, those concerns should be
evaluated in relation to the specific Chapter 76 criteria: public visibility, streetscape
impact, facade proportions, roof form, fenestration, materials, spacing, setbacks, and the
importance of historic features to the property’s significance, and the HPC’s own
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precedent.! Because the addition is entirely rear-sited and the principal historic facade
and streetscape presentation remain intact, the record supports a finding that the project
is compatible and appropriate.

Furthermore, a review of historic aerials and the village’s records shows the proposed
addition is compatible with the historic development pattern on adjacent and nearby
properties on the northside of Sterling Street. Approvals were granted to 172 Sterling
Street in the late 1980s to build a northerly two story addition that doubled the size of the
existing residence. In 1996, the HPC approved the demolition of a contributing residence
at 178 Sterling Street in order to build a new, larger residence. At 162/164 Sterling Street,
a large accessory structure at the rear of the property was moved to closer to the front to
accommodate a swimming pool, which accessory structure is visible from the street and
increased the massing of structures on that lot. In contrast, the instant application avoids
front and side massing and will preserve the existing streetscape.

Exterior Scope of Work
In addition to the rear addition described above, the exterior work includes the following:

e Re-siding with HardiePlank horizontal lap siding at the first floor and
shingles at the second floor with five-inch exposure, in profiles and
exposure intended to be visually compatible with the historic residence.

e Removal of the non-functioning chimney at the rear of the existing
structure.

e Reconstruction of the deteriorating brick chimney in the center of the
existing structure with brick and detailing to match the existing chimney
to be removed.

e Replacement of windows with Marvin Ultimate Double Hung or
Andersen 400 Series undivided-glass double-hung windows. Existing
windows proposed for replacement are deteriorated and/or non-
original replacement units; replacement windows will match the historic
configuration, proportions, operation, and exterior appearance to the
greatest extent practicable.

e Repair and replacement of handrails as shown on the drawings.
Replacement post caps will be provided as shown in the submitted
photograph. Replacement as necessary will be with Western Red Cedar.
New, repaired, and replaced railing will be painted white to match
existing.

t Furthermore, with respect to the applicant’s proposed addition and the HPC’s recent precedent, the HPC
has approved certificates of appropriateness for a substantial addition/renovation project at 540 First
Street on 11/20/2025 that nearly doubled the existing residence and included alteration to the front
facade. See also approvals granted to 160 Bay Ave for substantial addition/renovation/alteration of roof
plan; 624 First Street for addition.
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e Replacement of exterior sconce light fixtures with John Timberland
Eastcrest 15 fixtures in covered areas and Kirkham “Great Outdoors”
dark-sky sconces in exposed areas.

e Power washing, repair, and replacement of existing decking as
necessary. New and replacement decking will be Douglas fir to match
existing.

e Removal of the existing Bilco basement access door and replacement
with a full-sized basement door. The addition will include a full
unfinished basement.

e Removal of existing landscaping as necessary for construction. A final
planting plan will be submitted for staff and/or HPC review, but the
applicant proposes foundation plantings and rear/side-yard
landscaping intended to soften views of the rear addition and maintain
the residential landscape character of the property.

Conclusion

Based on the foregoing, the applicant respectfully submits that the record supports the
following findings:

e The residence is a contributing historic structure, and the project
preserves its primary facade, front porch, and streetscape presentation.

e The addition is located entirely at the rear of the residence, thereby
minimizing public visibility and avoiding adverse impact to the Sterling
Street streetscape.

e The project retains and repairs character-defining features, including the
front door, front porch, railings, and principal exterior composition.

e The addition is compatible with the historic residence in design,
character, materials, roof form, fenestration, and exterior detailing.

e The project complies with the Village Zoning Code, as confirmed by the
Greenport Zoning Board of Appeals in its May 19, 2026 decision.

e The project satisfies the compatibility-based criteria for a Certificate of
Appropriateness under Chapter 76 and is consistent with accepted
preservation guidance encouraging rear or secondary-elevation additions
to historic residences.

For these reasons, the applicant respectfully requests that the Historic Preservation
Commission issue a Certificate of Appropriateness for the proposed project.
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Authorities Referenced

Village of Greenport Code, Chapter 76, Historic Areas, Preservation of, including Section
76-6.

Village of Greenport Historic Preservation Commission Guidelines / Certificate of
Appropriateness materials.

National Park Service, Preservation Brief 14, New Exterior Additions to Historic
Buildings: Preservation Concerns.

National Park Service, Technical Preservation Services, New Additions to Historic
Buildings.

Exhibits List
Exhibit A — ZBA Decision dated May 19, 2026

Exhibit B - 1977 Building-Structure Inventory Form prepared by the New York State
Office of Parks and Recreation, Division of Historic Preservation

Exhibit C - Approval Letter , dated November 20, 2023, Division for Historic Preservation
of the New York State Office of Parks, Recreation and Historic Preservation
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ZONING BOARD OF APPEALS
VILLAGE OF GREENPORT

In the Matter of the Application of

CYNTHIA and DONALD SCHOLL
174 Sterling Street
Greenport, New York

FINDINGS

Appealing the March 25, 2026
Determination of the Building
Inspector, and in the alternative,
Requesting variances of

Village Code §§150-12(A) and

150-21(A)

Present:

Hearing Date:

Subject:

Decision:

Board Authority:

John Saladino, Chair
Dinni Gordon, Member
Seth Kaufman, Member
Jack Reardon, Member

April 21, 2026

Application of Cynthia and Donald Scholl 174 Sterling
Street, Greenport, New York appealing the Building
Inspector's determination dated March 25, 2026.
Applicants’ appeal contends that the determination
failed to apply Village Code §150-13(E) relative to the
aggregate side yard setback and the 4/10s rule set
forth in said section. In the alternative, applicants
seek variances of Village Code §150-12(A), to permit
an aggregate side yard setback of 20.3 feet, where a
25 foot minimum is required and Village Code §150-
21(A), in that the proposed 2-story addition increases
the degree of non-conformity.

By unanimous decision rendered on April 21, 2026,
the Board granted the appeal and deemed the
variances moot on account of such grant.

Relative to the appeal, in accordance with Village Law
§7-712-b(1), the Board has authority to “reverse or



affirm, wholly or partly, or may modify the order,
requirement, decision, interpretation or determination
appealed from and shall make such order,
requirement, decision, interpretation or determination
as in its opinion ought to have been made in the
matter by the administrative official charged with the
enforcement of such local law and to that end shall
have all the powers of the administrative official from
whose order, requirement, decision, interpretation or
determination the appeal is taken”.

FINDINGS OF FACT AND DETERMINATION OF BOARD

1. The owners of 174 Sterling Street, Greenport applied to the
Building Department for a building permit to construct a two-story addition to the
existing residence at the premises (the “Proposed Construction”). By decision
dated March 25, 2026 (the “Determination”), the Building Department determined
that the Proposed Construction did not comply with the aggregate side yard
setback requirement in that the Proposed Construction would result in an
aggregate side yard setback of 20.3 feet, where a minimum of 25 feet is required,
and that the addition would increase the degree of non-conformity.

2. Cynthia and Donald Scholl (the “Appellants”) appealed the
Determination contending that the Determination applied the standard side yard
setback requirement under Village Code §150-12(A), but failed to apply a
modified aggregate side yard setback as provided in Village Code §150-13(E).
As discussed in more detail below, if the modified setback was applied, no
aggregate side yard setback would be required and therefore there would be no

non-conformity or increase in the degree of non-conformity.



3. As provided in Village Code §150-12(A), the minimum aggregate
side yard setback for a property in the R-2 Zoning District is 25 feet. The
minimum required square footage is 7,500 square feet and the minimum lot width
is 60 feet. Applicant's property has a lot width of 5§0.12 feet and is thus non-
compliant with the lot width requirement.

4, On account of this non-compliance, Applicants contend that Village
Code §150-13(E) applies. If Applicants are correct, the minimum aggregate side
yard setback would be 4/10s of the lot width, for a requirement of 20.05 feet
(50.12 feet x 4/10s). And, since the Proposed Construction provides for an
aggregate side yard width of 20.3 feet, the aggregate side yard setback would
exceed the minimum permitted aggregate setback of 20.05 and thus be zoning
compliant.

5. Village Code §150-13(E) provides —

“Existing small lots. A lot, owned individually and separately and
separated in ownership from any adjoining tracts of land, which has
a total lot area or lot width less than prescribed in this chapter may
be used for a one-family dwelling, provided that such lot shall be
developed in conformity with all applicable district regulations.

(1) The total dimensions of both side yards for a principal
building shall be computed on the basis of four-tenths of the lot
width; however, no side yard dimension shall be less than four-
tenths of the total dimensions of both side yards computed as
aforesaid, and no side yard dimension shall be less than 10 feet.

6. Applicants contend that this section applies as the lot qualifies as

an “existing small lot”. To be deemed an “existing small lot”, the lot must:

a. be owned in single and separate ownership, and



Mis\i

b. have a total lot area or lot width less than prescribed in

Chapter 150,

7. | Thus, the Premises qualifies as an “existing small lot” and shall be
developed in accordance with applicable aggregate side yard setbacks. And, as
provided in subparagraph (1), the applicable aggregate side yard setback is
4/10s of the lot width. Thus, the applicable aggregate minimum side yard
setback is 20.05 (50.12 x 0.40).

8. Accordingly, the Board (a) concurs with the Applicants’ contention
that Village Code §150-13(E) applies, (b) determines that in applying this
provision the minimum required aggregate side yard setback for the Premises is
20.05 feet, (c) determines that the Proposed Construction, which proposes an
aggregate side yard setback of 20.3 feet, complies with the aggregate side yard
setback requirement of 20.05 feet, (d) determines that the Proposed Construction
therefore does not increase the degree of non-conformity, (e) overrules the
Building Inspector's March 25, 2026 determination that variances of Village Code
§§150-12(A) and 150-21(A) are required, and (f) determines that variances of

Village Code §§150-12(A) and 150-21(A) are not required,.

Dated: Greenport. New York
May 19, 2026

John Saladino,
Chair
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New York State
Parks, Recreation and
Historic Preservation

KATHY HOCHUL ERIK KULLESEID
Governor Commissioner

November 20, 2023

Robert Brown

Robert | Brown Architect PC
205 Bay Ave

Greenport, NY 11944

Re: DEC
Scholl Residence Addition
174 Sterling St, Greenport, Suffolk Co.
23PR0O7794

Dear Robert Brown:

Thank you for requesting the comments of the Division for Historic Preservation of the Office of
Parks, Recreation and Historic Preservation (OPRHP). We have reviewed the submitted
materials in accordance with the New York State Historic Preservation Act of 1980 (section
14.09 of the New York Parks, Recreation and Historic Preservation Law).

The house contributes to the National Register listed Greenport Village Historic District.
Because of this we have reviewed the project.

The design is appropriate. Therefore, it is the opinion of OPRHP that the project will have No
Adverse Impact on the historic house.

If you have any questions, | can be reached at sloane.bullough@parks.ny.gov or 518-268-2158.

Sincerely,

Sloane Bullough
Historic Sites Restoration Coordinator via email only

New York State Office of Parks, Recreation and Historic Preservation
Division for Historic Preservation, Peebles Island, PO Box 189, Waterford, New York 12188-0189
(518) 237-8643 - https://parks.ny.gov/shpo
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