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AGENDA
HISTORIC PRESERVATION BOARD MEETING

On Wednesday, September 18, 2019, the Portland Historic Preservation Board will meet at 5:00 in Room 209 of City 
Hall to review the following items. (Public comments are taken at all meetings):

1. ROLL CALL AND DECLARATION OF QUORUM
   

2. REPORTS OF DECISIONS AT THE MEETING HELD ON SEPTEMBER 4, 2019
   

  i. There were no public hearing items ­ therefore there are no items to report on.
      

3. COMMUNICATION AND REPORTS
   

4. PUBLIC HEARING ­ 5:00 P.M.
   

  i. Maine Historic Preservation Commission for Board Review and Comment on Nomination of 
the Thomas B. Reed School at 26 Homestead Avenue for Listing in the National Register of 
Historic Places.

      
  ii. Certificate of Appropriateness for Proposed Building Reconstruction with Exterior Alterations 

and Additions; 58 Fore Street (Building 12 of former Portland Company complex); Portland 
Foreside Development Company, Applicant.

      

5. WORKSHOP 
   

  i. Preliminary Review of Proposed Rear Entry Addition; 425 Congress Street; First Parish 
Church, Applicant.

      

BREAK FOR DINNER ­ MEETING RESUMES AT 7:30 P.M.
 

6. WORKSHOP, CONTINUED
   

  i. Preliminary Review of Proposed Rooftop Additions; 211 Commercial Street; Granite Face, 
LLC., Applicant.

      

7. CONSENT AGENDA
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

REED SCHOOL, 26 HOMESTEAD AVENUE 
 
 

TO:  Chair Sheridan and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   September 12, 2019 
RE:   September 18, 2019       PUBLIC HEARING – Review and Comment on  
       Draft National Register Nomination Form for 
       Thomas B. Reed School 
       
Introduction 
 
In October, the Maine Historic Preservation Commission (MHPC) will be formally 
considering the nomination of the Thomas B. Reed School at 26 Homestead Avenue for 
listing in the National Register of Historic Places. The Commission’s role is to make a 
formal recommendation to the National Park Service as to whether the Reed School meets 
the National Register criteria under which properties are evaluated.  
 
Prior to consideration of draft National Register nominations, state historic preservation 
offices are required to seek comment from the subject municipality if that municipality 
qualifies as a “Certified Local Government”, meaning that its historic preservation program 
meets National Park Service standards.  As the City of Portland is a recognized “Certified 
Local Government”, the Maine Historic Preservation is requesting review and comment 
from Portland’s Historic Preservation Board. 
 
Board members are asked to review the enclosed draft document and determine whether 
the Reed School meets the National Register criteria identified in the nomination form. 
Additionally, the Board is asked to describe how the nomination of the Reed School 
contributes to Portland’s historic preservation efforts.  The Board’s findings and 
comments will be summarized by in a brief report to the Maine Historic Preservation 
Commission.  To assist the Board, staff has prepared a draft motion for consideration. 
 
Background 
 
Note that the NR nomination form was prepared by preservation consultant Christine 
Beard, who is assisting the new owners of the Reed School.  The owners purchased the 
surplus school from the City of Portland in 2017.  In preparation for the sale, the City 
sought a preliminary opinion from MHPC as to the school’s eligibility for the National 
Register.   Based on MHPC’s preliminary finding, the City marketed the school’s eligibility 
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for historic tax credits and made its preservation a stated priority in the Request for 
Proposals.  The new owners plan to convert the school to apartments and will be seeking 
historic tax credits to assist with its rehabilitation. 
 
Motion for Consideration 
 

Based upon review of the draft National Register nomination form for the Thomas B. 
Reed School and applicable National Register Criteria, the Board concurs that the Reed 
School—including the original 1926 structure and its 1960 addition--meets National 
Register Criteria A and C and supports the nomination.   
 
The Board finds that nomination of the Reed School to the National Register of Historic 
Places contributes to the City of Portland’s historic preservation efforts by providing 
formal recognition of Reed School’s historic and architectural significance.  Recognition 
of Reed School’s 1960 addition, in particular, will expand the public’s appreciation of mid-
twentieth century historic resources.  Nomination of the Reed School is also consistent 
with the City’s Comprehensive Plan, which makes identification and recognition of off-
peninsula historic resources a high priority for the coming decade. Finally, National 
Register listing will provide access to historic tax credits, ensuring that the building’s 
rehabilitation and adaptive reuse meets National Park Service standards.    

 
 
Attachments: 
 

1. Cover letter from Michael Goebel-Bain, National Register Coordinator,  
Maine Historic Preservation Commission 

2. Draft National Register of Historic Places registration form 
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

58 FORE STREET (BUILDING 12, former Portland Company Complex) 
 
 

TO:  Chair Sheridan and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   September 11, 2019 
RE:   September 18, 2019       PUBLIC HEARING 
 
 
Application for: Certificate of Appropriateness for Building Reconstruction, 

including Exterior Alterations and Additions 
 
Address:   58 Fore Street 
    Building 12, Portland Company Historic District 
 
Applicant:   Portland Foreside Development Company 
    Kevin Costello and Casey Prentice, Principals 
    David Senus, Project Manager 
 
Project Architect: Henry Moss, Principal, Bruner/Cott Architects 
 
 
Introduction 
 
Following preliminary workshops on August 7th and September 4th, applicant Portland 
Foreside Development Company is requesting final review and approval of its proposal for 
the reconstruction and adaptive reuse of Building 12 within the Portland Company Historic 
District.  The final proposal reflects design revisions made in response to Board comments 
at the last workshop.  In addition to the plans, elevations and renderings, a number of 
window and wall details have been provided with the final submission.   Other details have 
not been included.  According to the project architect’s cover letter, these are 
forthcoming. 
 
For reference purposes, staff has included renderings of the project as presented at the 
September 4th workshop—see ATTACHMENT 4.  Also attached are elevation drawings 
from the August 7th and September 4th workshops—see ATTACHMENT 5. 
 
 
 



G:\Shared drives\PUD - Planning\4  Historic Preservation\HP Board Memos\2019 Memos\9-18-19 Fore 58   Building 
12 PH.docx - 2 - 

Summary of September 4 Workshop 
 
Board members responded favorably to a number of the design revisions made since the 
first workshop.  In particular, the Board found the proposed treatment for the building’s  
 
Revised Proposal 
 
The cover letter provided by project architect Henry Moss provides an itemized list of the 
design revisions made since the Board’s last workshop. 
 
Staff Comments 
 
Mr. Moss’s final plans and elevations are clearly responsive to the comments and concerns 
expressed by Board members during preliminary review sessions.  In staff’s view, the final 
design modifications succeed in resolving the outstanding issues identified at the 
September 4 workshop.  Staff finds that the final proposal meets the ordinance review 
standards in that, notwithstanding the relocation and reconstruction of the building, the 
“distinguishing original qualities or character of the structure” has not been destroyed 
(Standard 2).  Additionally, the reconstruction project calls for reusing the original exterior 
masonry to the greatest extent possible and for replicating the details and profiles of the 
building’s original windows (Standards 2 and 6).  The proposed additions to the historic 
structure—including the north-facing dormer, the patio, the steel armature with open and 
enclosed sections, the steel entry enclosure off the east elevation—are now visually 
relatively recessive in terms of visual impact, are cohesive in design expression and  
compatible with the material palette and architectural character of the historic structure 
(Standard 9).  Finally, staff finds that the proposed infill treatment for the north elevation 
succeeds in being both clearly differentiated from and compatible with the historic 
structure (Standard 9). 
 
While supportive of the final proposal, staff notes that the final submission does not 
include detailed, dimensioned drawings and specifications for a number of key elements of 
the design.  For example, the final submission should include a more detailed drawing of 
the north elevation’s ground floor entry treatment, a detail of the south elevation’s metal 
armature and screening solution, and a detail of the metal vestibule in front of the east 
elevation’s entry.  Hopefully, these will be available at the public hearing. 
 
Staff notes that there has been little discussion to date of the proposed site treatment 
around Building 12.  As the site improvements proposed for this building are part of a much 
larger, comprehensive program of improvements planned for the historic Portland 
Company complex, staff suggests that consideration of such be taken up during the review 
of the Block 2 application. 
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Applicable Ordinance Review Standards 

 
(1) Every reasonable effort shall be made to provide a compatible use for the property which 

requires minimal alteration to the character-defining features of the structure, object or 
site and its environment or to use a property for its originally intended purpose. 
 

(2) The distinguishing original qualities or character of a structure, object or site and its 
environment shall not be destroyed.  The removal or alteration of any historic material or 
distinctive architectural features should be avoided when possible. 
 

(3) All sites, structures and objects shall be recognized as products of their own time, place 
and use.  Alterations that have no historical basis or create a false sense of historical 
development such as adding conjectural features or elements from other properties shall 
be discouraged. 
 

(4) Changes which may have taken place in the course of time are evidence of the history and 
development of a structure, object or site and its environment.  Changes that have 
acquired significance in their own right, shall not be destroyed. 

 
(5) Distinctive features, finishes, and construction techniques or examples of skilled 

craftsmanship which characterize a structure, object or site shall be treated with 
sensitivity. 

 
(6) Deteriorated historic features shall be repaired rather than replaced wherever feasible.  

Where the severity of deterioration requires replacement of a distinctive feature, the new 
feature should match the feature being replaced in composition, design, texture and other  
visual qualities and, where possible, materials.  Repair or replacement of missing historic 
features should be based on accurate duplications of features, substantiated by 
documentary, physical or pictorial evidence rather than on conjectural designs or the 
availability of different architectural elements from other structures or objects. 

 
(9) Contemporary design for alterations and additions to existing properties shall not be 

discouraged when such alterations and additions do not destroy significant cultural, 
historical, architectural or archeological materials that characterize the property.  The 
new work shall be differentiated from the old and shall be compatible with the size, 
scale, color, material and character of the property, neighborhood or environment. 

 
(10) Wherever possible, new additions or alterations to structures and objects shall be 

undertaken in such a manner that, if such additions or alterations were to be removed 
in the future, the essential form and integrity of the historic property would be 
unimpaired. 
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Motion for Consideration 
 
On the basis of plans and specifications submitted by the applicant for the September 18, 2019 
public hearing and information included in the accompanying staff report, the Board finds that 
the proposed reconstruction of Building 12 within the Portland Company Historic District, 
including exterior alterations and building additions, meet (fail to meet) the historic 
preservation ordinance’s Standards for Review of Alterations (subject to the following 
conditions…….) 
 
 
Attachments: 
 

1. Cover letter from project architect 
2. Renderings of final proposal 
3. Final plans, elevations, sections and details  
4. Renderings presented at September 4 workshop  
5. Elevations presented at the first and second workshops  

 



Portland Foreside, Building 12 Relocation

September 9, 2019 

Deborah Andrews 
Historic Preservation Program Manager 
Portland Historic Preservation Board 
389 Congress Street 

Portland ME 04101 

Re: Design Responses to PHPB Workshop 2, September 4, 2019 

Dear Ms. Andrews: 

We have considered the Board members’ comments and integrated their points of guidance into a series of design changes 
that are illustrated on the attached drawing set. Their comments were helpful.  

The following list describes the alterations to the design we submitted for critique and discussion at Building 12- Workshop 

2.  

1. South-roof Dormer and Chimney: The dormer is removed from the south-facing roof slope. The chimney heights are 

reduced.

2. South Elevation

a. Mechanical Screen: The tall screen panels are extended to the west by one bay. A bay at the east end is removed to 

provide more open framework at the patio. The lower fence is removed on the south facade. The slope of steel

members that span from the building to the vertical screen will increase slightly. The low screen on the west

elevation remains to conceal the two condensing units for the residential spaces on the third floor. Currently, those 

units cannot be included among the equipment within the tall screen.

b. Trash Shed: The trash shed remains consistent with the mechanical screen in design and material. The design team 

will submit details and specifications to PHPB for review.

3. North-roof Dormer: Siding on the dormer is changed from clapboard to vertical metal panels.

4. North Elevation Design and Materials:

a. Windows: Windows in the Building 11 infill area are clearly different from the multi-paned windows in the original

openings and now set into a clearly distinct brick field. The large window second floor window with attached wood 

panels is removed. New windows now align with windows within the historic third floor. New window assemblies 

include an opening surround that resembles Cor-ten steel with thickness and projection to read strongly against the 

brick façade. Metal windows are set into these surrounds with solid metal spandrels and head features that relate to 

the doors and ground level entrance area. Mechanical vent louvers will match the spandrel and head material. We 

are working with fabricators towards details for your review.

b. Wall Material: To heighten contrast, the Building 11 wall infill is dark gray brick and mortar (possibly Shaw Brick,

Tapestry range, Dark Manganese) with straight vertical seams at each end of the infill and straight horizontal seam 

across the window heads at second floor. The design team will employ site mock-ups to study the effectiveness of a

slight recess of the infill brick to set it behind the plane of the original red brick façade. The entrance area at the stair 

and elevator will include a panel of vertical wood members stained to be consistent with adjacent metal in tone.

Sincerely, 

Henry Moss, Principal 
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
WORKSHOP 

FIRST PARISH CHURCH, 425 CONGRESS STREET 
 
 

TO:  Chair Sheridan and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   September 12, 2019 
RE:   September 18, 2019       WORKSHOP – Preliminary Review of Proposed     
       Rear Addition Replacement 
 
Address:    First Parish Church 
     425 Congress Street 
 
Applicant:    First Parish Church 
 
Project Architect:  Ted Oldham, with Archetype Architects 
 
       
Introduction 
 
First Parish Church is requesting preliminary review of its proposal to remove an existing 
egress stair addition at the rear of its parish hall (facing Freshman Alley) and replace it with 
a new, larger addition that will provide ADA access to the parish hall and adjoining 
sanctuary.  
 
Background  
 
The proposed project represents Phase II of the First Parish Church’s effort to provide 
ADA access to the church complex.  In 2017, the church received approval from the Board 
to install a temporary handicap ramp in the east courtyard of the church complex.   The 
ramp leads to the Parish Hall’s main entrance, which faces Congress, but is set back from 
the street.  The project also entailed the replacement of the parish hall’s existing double 
entry doors with doors of the same general design that meet ADA dimensional 
requirements.   
 
The Board approved the installation of the handicap ramp subject to the condition that it 
would be removed by the fall of 2020 (as pledged by the church) and with the 
understanding that the church would be returning to the Board with a proposal for a 
permanent building solution prior to that time.  (A conceptual plan for a permanent  
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addition was shared with the Board in 2017, but that design solution has since been  
abandoned.) The applicant also pledged to make improvements to the parish hall entry 
stairs upon removal of the handicap ramp.  (The original steps and railings had been 
previously altered without Board approval.) 
 
As Board members will recall, Ted Oldham, an architect and member of the congregation, 
has provided design services for First Parish Church.  Mr. Oldham will be presenting the 
enclosed plans to the Board on Wednesday, but he has asked Archetype Architects to 
serve as the architect of record on the project. 
 
For purposes of the initial workshop, Mr. Oldham has provided a number of axonometric 
views of the proposed addition, as well as views of existing conditions. Floor plans have 
been provided as well.  As elevations are not included with the submission, key dimensions 
are not indicated.  The submission also does not indicate the material proposed for the 
addition’s exterior.  (Staff has been unable to reach Mr. Oldham for these details as of this 
writing.) 
 
Preliminary Staff Comments 
 
Staff appreciates the numerous axonometric views provided and the fact that the 
surrounding context is shown in all the views.  This makes assessing the addition’s 
relationship to the building it adjoins and the larger context much easier.  Based on the 
drawings provided, the addition’s form, scale and general design direction appear 
responsive to Standard 9’s requirement that the new work be clearly differentiated from 
the historic structure.  Without knowing what exterior cladding material is proposed, 
however, the issue of compatibility cannot be entirely assessed.   Notwithstanding the fact 
that Freshman Alley is framed by the rear elevations of a number of buildings, these rear 
elevations are notable for their architectural interest and quality of materials.  This is the 
case for the rear elevation of the sanctuary immediately west of the proposed addition, the 
rear elevation of Portland High School and, to a lessor extent, the Masonic Temple.   The 
character and quality of the context should be carefully considered, as well as the fact that 
it is an area that draws considerably foot traffic. 
 
Applicable Review Standards 
 

(2) The distinguishing original qualities or character of a structure, object or 
site and its environment shall not be destroyed.  The removal or alteration 
of any historic material or distinctive architectural features should be 
avoided when possible. 

 
(9) Contemporary design for alterations and additions to existing 

properties shall not be discouraged when such alterations and 
additions do not destroy significant cultural, historical, architectural 
or archeological materials that characterize the property.  The new 
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work shall be differentiated from the old and shall be compatible with 
the size, scale, color, material and character of the property, 
neighborhood or environment. 

 
(10) Wherever possible, new additions or alterations to structures and 

objects shall be undertaken in such a manner that, if such additions or 
alterations were to be removed in the future, the essential form and 
integrity of the historic property would be unimpaired. 

 
 

 
 
Attachments: 
 

1. Cover letter from project architect Ted Oldham, representing First Parish Church 
2. Aerial view of project location 
3. Axonometric views –existing conditions and proposed. 
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

WORKSHOP 
PROPOSED ROOFTOP ADDITIONS – 211-215 COMMERCIAL STREET 

TO: Chair Sheridan and Members of the Historic Preservation Board 
FROM: Rob Wiener, Preservation Compliance Coordinator 
DATE: September 13, 2019 
RE: September 18, 2019     WORKSHOP 

Application for: Preliminary Review – Rooftop Additions 

Location: 211-215 Commercial Street 

Applicant: Granite Face, LLC 

Architects:  Mark Mueller Architects – Mark Mueller & Matt Provencal 

Introduction 

On behalf of owner Scott Lindsay (Granite Face, LLC,) Mark Mueller and Matt Provencal of 
Mark Mueller Architects have requested preliminary review of a new proposal for rooftop 
additions at 211-215 Commercial Street.  Mr. Lindsay is renewing the search for 
architecturally compatible solutions that would create useable space above the fifth floor 
of the building.  In 2017 the Board held two workshops for preliminary review of dormer 
and roof modifications and additions; on May 3, 2017 and June 7, a different architect 
presented several alternative concepts for adding light and space for a possible sixth floor.  

The subject property (c. 1854,) sometimes known as the “Granite Block,” is distinctive on 
Commercial Street for its rough granite face and gambrel roof with four gable-roofed 
dormers on the front lower plane.  On the rear are existing modern shed dormers that sit 
between the fire wall parapets that divide the building in two.  Mark Mueller architects 
propose shed-roofed infill dormers between the front gable-roofed doghouse dormers, 
and a much larger, flat-roofed rear dormer, as well as a sixth floor extension for the 
narrow, modern circulation connector at 215 Commercial Street – attached to the left of 
the original building. 

The architects have supplied elevations and plans, existing elevations, and some 
perspective views, and a brief summary of the proposed project scope.  For reference staff 
has added images from June, 2017 showing several different concepts presented then 
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(Attachment 5.)   Staff is also attaching several contemporary photos and two historic 
photos (1924 and 1990, Attachments 3 and 4,) and several street views and an aerial view 
from Google Earth (Attachment 2.) 

Subject Structure 

The Ross and Lynch Block at 215 Commercial Street was known during the 19th century as the 
“Granite Block”.  Erected in 1854 soon after the construction of Commercial Street, the building 
is one of the most distinctive structures there, owing in large part to its use of regular coursed 
rough granite as a facing material on all elements of the front façade.  The only other building on 
Commercial Street to employ granite as the primary exterior material is the Workingmen’s Club 
on the eastern end of the street. 

The building exhibits a broad gambrel roof similar to many of the historic warehouse structures 
that line the inland side of Commercial Street.  An 1866 illustration of the building confirms that 
the roof featured four pedimented dormers from the time of its construction.  The dormers also 
appear in the 1924 tax photo.  Interestingly, the dormers were removed some decades later.  
(See Attachments 3 and 4.) 

In 1994 Mr. Lindsay received approval from the Historic Preservation Board for the 
comprehensive exterior rehabilitation of the building.  (The former warehouse had been 
boarded up for several years prior to Mr. Lindsay’s purchase in the early 1990’s.)  Approved 
alterations included reconstruction of the four missing pedimented dormers on the front 
roof plane, installation of six skylights on the upper portion of the gambrel roof, and 
construction of two long dustpan dormers on the rear roof plane.  Mr. Lindsay also 
received approval for the introduction of several window openings in the once-solid 
eastern party wall.  The side of the eastern rear dormer is just visible above the parapet 
from Commercial Street east of the building, opposite Dana Street.   

Proposed Improvements 

At this time proposed additions to the fifth and sixth floors include several aspects, 
designed to enhance and expand space on the upper floors.  Note that contrary to the 
notes on the elevations, there is already an existing fifth floor; a new sixth floor is proposed 
under the roof. 

Front Dormers – Fifth Floor: 
The applicants propose to connect the four pedimented dormers on the front with shed-
roofed connecting dormers, with the fully glazed faces set back by two feet.  The center 
addition between the second and third dormers would engulf the parapet fire wall that is 
currently visible in the center of the roof.  (In 2017 two of the concepts presented included 
similar connections, and another idea was to add low profile skylights between the 
dormers to add light.)  In addition, notes on the elevations call for elongating the dormer 
windows by lowering the sills into small roof recesses. 



H:\Shared drives\PUD - Planning\0 Packets for PB and HP\Historic Preservation\HP Packets (2019)\9-18-19\211 
Commercial Street\MEMO - 9-18-19 Commercial 211-215 Rooftop additions.docx - 3 - 

 
Front Inverted Dormer – Sixth Floor: 
Above the existing front dormers the architect proposes an inverted dormer cut into the 
roof, providing the proposed sixth floor with a small front deck and natural light.  (This 
would replace existing skylights on the upper plane of the front gambrel that are not visible 
from the street.  It is difficult to assess how visible this change would be with the drawings 
supplied up to now, but staff believes there would be some degree of visibility depending 
on the location of the viewer – perhaps more so if the new connecting dormers between 
the existing pedimented dormers are not built. 
 
Rear Dormer and Roof Deck – Sixth Floor: 
In conjunction with adding a sixth floor, the two rear shed dormers currently lighting the 
fifth floor are proposed to be extended by a floor to create a larger floor plate for the new 
sixth floor.  Like the existing dormers, glazing is proposed for the entire face, and the two 
existing dormers would be connected, engulfing the parapet fire wall.  The sides would be 
sheathed with flat seam metal.  On the flat roof of the new rear dormer the applicants 
would like to construct a deck, accessed by a stair tower.  The latter feature would be 
behind the ridge, but higher; visibility is difficult to assess with the drawings and views 
submitted so far. 
 
Circulation Core Extension – Sixth Floor: 
The modern connector at 215 Commercial Street houses the elevator and stairs serving the 
Granite Block, and this circulation core is proposed to be extended to serve the new sixth 
floor.  The height of the elevator tower roof would be the same as the existing ridge in the 
main building, but because the face would be to the front side of the ridge, it would poke 
above the parapet at the west end of the main block.  Like the lower faces of the section, 
the walls that are not glazed would have flat –seam metal siding. 
 
Rooftop Mechanicals that are presently on the roofs of the circulation connector would all 
be moved to the rear roofs of that section, but the mechanicals are not shown on the rear 
elevation, and without a roof plan it is difficult to visualize what roof spaces are available on 
the rear of the connector.  Staff has asked Mr. Provencal to supply additional drawings for 
the September 18 Board workshop.  
 
Additional Windows in East End Wall - Sixth Floor: 
Also proposed are additional windows in the east wall of the block, adding to the stacked 
windows that were introduced in the 1990’s.  (It is unclear from these conceptual drawings 
how the proposed sixth floor would relate to the windows in the end wall. 
 
 
 
Staff Comments and Questions 
 
The applicants’ proposal to add a sixth floor to the Granite Block involves constructing a number 
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of new features and additions that force the Board to ask at what point would the proposed 
alterations stretch Review of Alterations Standard 1, and require more than “minimal alteration 
to the character-defining features of the structure….”   Staff suggests that if proposed alterations 
interfere with or obscure character-defining features of the historic structure, or overwhelm the 
basic form of the resource, their compatibility and adherence to the standards for alteration 
become questionable. 

In the introduction to the staff memo for the June 7, 2017 second workshop, staff wrote: 

It is the front roof, facing Commercial Street that inspired the most discussion at the 
May workshop.  The subject building features prominent doghouse dormers on the front 
roof plane as well as a single row of skylights that are not visible from the street as they 
are on the upper section of the gambrel.  Board members were unequivocal in finding 
the gambrel roof and distinctive dormers character-defining features of the Granite 
Block.  While the Board was sympathetic to Mr. Lindsay’s desire to create more useable 
space below the roof, the initial proposal to fill in between all four dormers with walls 
faced with mulled windows was not viewed sympathetically.  The roof and distinctive 
dormers were unanimously regarded as important features of the building, and any 
alterations around the dormers need to be treated with great sensitivity to retain their 
noteworthy presence and character on the roof. 

A number of the staff comments from that June 7, 2017 memo are also still relevant: 

Having reached consensus at the last workshop [5/3/17] that the subject building’s roof 
form and individual dormers contribute to building’s architectural and historic 
significance and are character-defining features, the Board must consider whether any of 
the revised scenarios can be supported as appropriate.   

Staff offers the following observations and comments for consideration, including 
several repeated from the May 3 Board memo: 

• The gambrel roof form is typical of the mid-19th century warehouses that
populate Commercial Street and is characteristic of this commercial building
type and era of construction.

• Given the fact that the abutting building is much lower than the Granite Block,
the east outline of the roof is fully exposed to view, clearly revealing its gambrel
form.

• The presence of doghouse dormers on the roof reinforces the fact this is a 19th

century commercial structure.  Although the existing dormers are not the original
dormers, reconstruction of the missing dormers in 1994 was welcomed by the HP
Board, as their reconstruction would return the building to its documented
historic appearance.
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• Based on the above observations, staff finds the roof of the subject building, 

including its doghouse dormers, to be an important character-defining feature. 
 

• Standard #1 requires that every reasonable effort be made to provide a 
compatible use which requires minimal alteration to the character-defining 
features of the structure.  While the Board has been generally receptive to 
projects that will extend the utility of unoccupied roof spaces, such projects 
should not necessitate alterations that unduly compromise the character of the 
structure.  Inevitably, there will be circumstances where accommodating an 
expansion cannot be done without eroding the character of a building.  In those 
circumstances, the Board’s responsibility is to ensure that the ordinance 
standards are met.    

 
• While staff understands that the dormer solution proposed for the Commercial 

Street roof plane is intended to preserve the building’s doghouse dormers, 
infilling between the existing dormers creates a hybrid solution that, in staff’s 
view, is visually awkward and calls undue attention to the alterations.  Staff is 
somewhat skeptical that this would still apply to the current Option A, despite 
omitting the wide infill in the middle of the roof. 
 

• The possibility that the front planes of the two infill walls could be pushed back 
from the front of the existing dormers would only slightly mitigate the impact of 
the infill on the pairs of dormers. 

 
• In considering the proposal for an additional row of skylights above the dormers, 

the Board should request perspective views from various vantage points to 
confirm the extent to which the skylights will be visible and if visible, to evaluate 
their compatibility.  These proposed additional skylights would be more visible in 
the absence of any infill walls between the dormers. 

 
• Regarding the proposed additional dormers on the rear of the building, the rear 

roof plane has fairly limited visibility.  The only locations from which one can 
clearly see a portion of the existing dormers is from Fore and Wharf Streets, 
where the remnant of former Plum Street creates a break in the street wall.   The 
fact that this is the rear of the building and visibility of the roof is limited makes 
this portion of the roof less sensitive to change than the front roof plane and it’s 
likely that added dormers, or modifications to the existing dormers can be 
successfully accommodated.  That said, to preserve the clarity of the gambrel 
roof form as viewed from the east on Commercial Street, any added dormers on 
the rear roof should be set back from the east elevation. 

 
Staff would amend this last bullet point from 2017 to note that the amount of height proposed 
to be added to the rear dormers and the modern circulation core is significant.  Mr. Mueller and 
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Mr. Provencal have drawn the rear dormer extension on the same footprint as the existing 
dormers, which would make the side quite visible from Commercial Street east of the building, 
and would present a tall vertical glazed wall facing north.  Even though it is proposed for the rear 
roof, the mass and visibility of the dormer will be difficult to find compatible as drawn. 
 
Matt Provencal communicated to staff that drawings with some minor corrections and a wider 
spectrum of perspective views will be available at the September 18 Board workshop.  Additional 
street views will be important in assessing the visual impact of the proposals, particularly the 
extension of the circulation connector, the stair tower to the proposed rear roof deck, and the 
inverted dormer in the upper front roof.   
 
As in 2017, this workshop should serve to provide the applicant and the architect feedback as to 
the limits on appropriate alterations.  Designing additions that will make a sixth floor a viable 
addition is clearly a challenge that the owner feels is worth exploring further; the Board’s role is 
to judge when the historic character of the building’s appearance is in danger of being 
overwhelmed or obscured by the proposals.  While no doubt both the Board and Staff would be 
happy to approve further compatible uses of the subject property, understanding that in the 
owner’s view this makes the viability, value and long-term maintenance easier, alterations must 
be found to meet the standards the Board is obligated to uphold. 
 
APPLICABLE STANDARDS 
Standards for Review of Alterations 
 

(1)       Every reasonable effort shall be made to provide a compatible use for the 
property which requires minimal alteration to the character-defining features 
of the structure, object or site and its environment or to use a property for 
its originally intended purpose. 

 
(2)       The distinguishing original qualities or character of a structure, object or site 

and its environment shall not be destroyed.  The removal or alteration of any 
historic material or distinctive architectural features should be avoided when 
possible. 

 
 
 
 
 
 
(9)  Contemporary design for alterations and additions to existing properties shall 

not be discouraged when such alterations and additions do not destroy 
significant cultural, historical, architectural or archeological materials that 
characterize the property.  The new work shall be differentiated from the old 
and shall be compatible with the size, scale, color, material and character of 
the property, neighborhood or environment. 
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(10) Wherever possible, new additions or alterations to structures and objects 
shall be undertaken in such a manner that, if such additions or alterations 
were to be removed in the future, the essential form and integrity of the 
historic property would be unimpaired. 

ATTACHMENTS 
1. Architect’s drawings and views
2. Google views of property
3. 1924 photo of property
4. 1990 photo of property
5. Concept views from June 7, 2017 packet
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