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AGENDA
HISTORIC PRESERVATION BOARD MEETING

The Historic Preservation Board will hold a remote meeting on Wednesday, January 12, 2022, 5:00 PM. Due to the existence of 
an emergency or urgent issue, the Historic Preservation Board will conduct this meeting by remote methods/technology at the 
Zoom link provided below in accordance with the requirements of 1 M.R.S. section 403-B and the City Council's Remote 
Participation Policy.

Public comments will be taken for each item on the agenda during the allotted time and written comments should be submitted 
to hp@portlandmaine.gov. Please note that the placement of this item on the agenda is subject to change. Please check the 
Agenda & Minutes Center prior to the meeting for the item's approximate start time.

When participating via Zoom, allow your computer to install the free Zoom app to get the best meeting experience. For public 
comment, you will need to use the "raise your hand" feature. To raise your hand via the telephone, please hit *9. You will be 
asked to unmuted by the moderator when it is time for public comment. For more information on how to use Zoom, please go 
to: https://\vww.portlandrnaine.gov/remotePUD.

You are invited to a Zoom webinar.
When: Jan 12, 2022 @ 5:00 PM Eastern Time (US and Canada)
Topic: Historic Preservation Workshop and Public Hearing 1/12/2022

Please click the following link to join the webinar:  https://us02web.zoom.us/j/82075533904
Or One tap mobile :  US: +19292056099,,82075533904#  or +13017158592,,82075533904#
Or Telephone:  Dial (for higher quality, dial a number based on your current location):
   US: +1 929 205 6099  or +1 301 715 8592  or +1 312 626 6799  or +1 669 900 6833  or +1 253 215 8782  or +1 346 248 7799
Webinar ID: 820 7553 3904
    International numbers available: https://us02web.zoom.us/u/ky3Vgd8SB

1. ROLL CALL AND DECLARATION OF QUORUM
  

2. REPORT OF ATTENDANCE AT THE MEETING HELD ON DECEMBER 15, 2021
  

 i. Public Hearing
28 Saint Lawrence Street:   All Present

 
 

  

 ii. Workshop
102 State Street:  All Present

 
 

  

3. REPORTS OF DECISIONS AT THE MEETING HELD ON DEC. 15, 2021
  

 i. Certificate of Appropriateness for Proposed Dormer Modifications and Rear Ell, Siding, and Window 
Replacement at 28 Saint Lawrence St.; Maggy Wolf, Applicant.  The Board voted unanimously to approve 
the application subject to conditions. 
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4. COMMUNICATION AND REPORTS
  

5. WORKSHOP 
  

 i. Preliminary Review of Proposed Dormer Additions; 176 EASTERN PROMENADE; Kurt Lauenstein, 
Applicant.

 
 

  

BREAK FOR DINNER - 20 MINUTE INTERMISSION
 

6. PUBLIC HEARING
  

 i. Certificate of Appropriateness for Exterior Alterations; 168 DANFORTH STREET; Adam and Sheila Nappi, 
Applicant. 

 
 

  

7. WORKSHOP, CONTINUED
  

 i. Preliminary Review of Proposed Building Additions; 1227 WESTBROOK STREET; John Richardson and 
Claire Horn, Applicant.

 
 

  

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

 
WORKSHOP 

176 EASTERN PROMENADE 
 

 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Rob Wiener, Historic Preservation Compliance Coordinator 
DATE:   January 5, 2022 
RE:   January 12, 2022      WORKSHOP – Preliminary Review of Proposed   
       Dormer Additions - HPBR-001849-2021            
 
Address:      176 Eastern Promenade  
     
Applicants:     Kurt Lauenstein and Sherry Dickstein 
 
Project Architect:    Kevin Browne and Steve Ruskai, Kevin Browne Architecture 
 
A sign announcing the Historic Preservation Board’s meeting on January 12, 2022 was 
posted at the property on 12/30/2021.  A legal ad was published in the Portland Press Herald 
on 12/30/21, and 44 notices were sent to neighboring property owners within 100 feet of 
the subject property. 
 
Introduction 
 
On behalf of property owners Sherry Dickstein and Kurt Lauenstein, architects Kevin 
Browne and Steve Ruszkai of Kevin Browne Architecture have requested a preliminary 
review of plans for the construction of three new rooftop dormers (one would replace an 
existing dormer) at 176 Eastern Promenade.  Mr. Lauenstein and Ms. Dickstein have owned 
the house since 2019, and they hope to add light and useable floor space to the partially 
finished attic, in order to create a bedroom and bathroom suite. 
 
The subject property is a hip-roofed, single-family home in the Colonial Revival style, built 
in 1912.  It is a contributing property in the Munjoy Hill Historic District. 
 
The architects submitted a summary description of the property and the proposed work, 
as well as a set of drawings and photos of the house.  Staff includes with the packet 
additional photos of existing conditions, and the 1924 tax photo of the subject property. 
 
Subject Property 
 
Please see the property description prepared for the Munjoy Hill Historic Resources 
Inventory several years ago.  Although changes have been made, particularly to the front 

Page 3



C:\Users\rwiener\Desktop\1-12-22 Eastern Prom 176 dormer additions, wkshop.docx - 2 - 

façade, the original scale and form of the house are mostly unchanged.  In terms of scale it 
is one of the smaller Colonial Revival houses on the Promenade, and unlike some of the 
properties facing Casco Bay to the north, the form has not been partially obscured by late 
20th or early 21st Century additions to the roof and visible facades – with the exception of 
the changes to the second-floor front porch. 
 
In 1924 the second-floor front porch was not accessible, and did not extend across the 
whole front face.  An enclosed portion on the front has been removed, and replaced by a 
triple door system with full glass.  Since the property description was written several years 
ago, the vinyl siding has been replaced by wood clapboards.  Existing windows in the house 
appear to be vinyl clad, 1/1 windows. 
 
Proposed Alterations 
 
Please see the project description provided by the architects. 
Staff notes on the Scope of Work: 
   

• The existing dormer on the north roof is to remain over the attic stairs, where the 
descent of the staircase allows for a fairly low dormer. 

• Staff has requested a section drawing to clarify the location of the attic floor, the 
height of the proposed dormers, and the existing and required headroom heights. 

• Staff notes that the project description refers to the proposed east (front) dormer 
being lower than the two proposed south dormers, while the elevation sketches 
show the dormer ridges and eaves at the same height.  A revised section drawing 
shows the correct relationship, with the ridge of the proposed front dormer 5” 
lower than the ridges of the south side dormers. 

• The drawings show the relative size of the existing front dormer, compared to the 
proposed front dormer.  Views to the northeast and Casco Bay are more accessible 
for a standing occupant in the proposed scenario than with the low header height 
of the existing window. 

• The new windows proposed for the new dormers are by Andersen, with fiberglass 
exteriors that should match fairly closely the appearance of existing windows. 

 
Staff Comments 
 
As with many homes in Portland that were designed to have an unfinished attic, the 
creation of living space there presents challenges where headroom, useable floorspace, 
and light are often limited.  At 176 Eastern Promenade staff suggests the scale and roof 
form are intact features that help define the original character of the house.  Existing 
original dormers are no higher than needed, adding light to the stairs and the attic without 
occupying more of the roof plane than necessary.  Skylights were added in the past to the 
south roof slope, helping with the light deficit, but under the original roof the amount of 
floor area with sufficient head room height for living space appears to be limited.   
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A paramount threshold question for this preliminary review will be whether the owners’ 
desire for a top-floor master suite can be accommodated without the interventions 
dominating the roof and adversely affecting the character and appearance of the house.  
As noted in the project description, after architect Kevin Brown discussed preliminary 
concepts with Historic Preservation Program Manager Deb Andrews, the proposed 
dormers were scaled back to the form presented for the 1/12/22 Board workshop.  It is clear 
that the level of the attic floor in relation to the roof and the ridge leaves a narrow range of 
possibilities for ceiling and window header heights.  Therefore, the Board is being asked to 
assess the exterior manifestations of the proposed interior program; can the desired space 
and light be created with additions that meet the Standards for Alteration? 
 
It may be worth further study to see if design changes could make the dormers any smaller 
and more recessive while still meeting the needs of the applicants and the requirements of 
the building codes.  Among measures that might be worth exploring: 

• Lowering the roof pitch on all of the new dormers, instead of matching the pitch of 
the main hipped roof; the treatment could be similar to the low-pitched hip 
proposed for the existing two-story bay on the south side in order to make room 
for the new south dormers.  Although the two existing dormers (east and north) 
have hipped roofs that match the pitch of the main roof, switching to a much lower 
hip like the south bay would reduce the mass significantly and also distinguish them 
as being different from the remaining original dormer on the north. 

• Moving the front face of the dormers slightly up the roof slope, back from the 
plane of the lower walls 

• Making all three proposed dormers the same width and height by reducing the 
width of the two south side dormers.   

 
Narrower dormers on the south side would also mean narrower windows; staff suggests 
perhaps compatibility of the dormer windows would benefit from being no wider than the 
lower floor windows, which have quite vertically oriented proportions. 
 
In offering design guidance to the applicants and architects, the Board might also discuss 
the detailing on the proposed dormers, and to what degree it may be important to signal in 
some way that the new dormers are recent additions, not original features.  (See Standard 
3, below.) 
 
Applicable Ordinance Review Standards (from 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 
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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. 
 
Attachments: 

1. Project description supplied by the architects 
2. Drawings 
3. Materials List 
4. Window Information 
5. Photos supplied by architects 
6. Additional photos - existing conditions 
7. Property description (2018 Historic Resources Inventory) 
8. 1924 photo 
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PROJECT SUMMARY
(FOR PORTLAND HISTORIC BOARD REVIEW)

• Project Name:  Residential Alteration for Sherry Dickstein & Kurt Lauenstein
• Project Location:  

• 176 Eastern Promenade, Portland, Maine 04101
• Portland Parcel:  003 A003001
• Zone: R6 (Residential)
• Historic Zone Overlay:  Yes 
• Parcel Size:  4,256 square feet

• Site Plan:  (See attached)
• Historic Preservation:  Board Review - Small Project (Minor Review)
• Proposed Use:  Continue using as an existing private residence.
• Number of Residential Units:  Continue using as a single-family residence.
• Number of Parking places:  Off street parking for four cars on an existing paved driveway.  

Currently no garage.
• Project Description: The proposed design scope of this work is to only convert a portion of 

existing unfinished attic into Master Bedroom Suite (bedroom and 3/4 bath).   The smaller, existing 
street side dormer is to be replaced with a slightly larger (less than 25%) dormer of similar style.  
Two additional dormers, similar in size and style to new street side dormer, will be added on 
southeast side.  All three new dormers will match the existing 10:12 sloped hipped, light-gray 
asphalt shingled roof and match the existing light yellow wood clapboard exterior walls.  New 
windows will match the white double hung windows and white trim of the house as well as the 
adjacent two houses.  Dormers are being added to comply with 2015 IRC section R305.1 minimum 
habitable headroom height requirements.  In October of 2021, Architect Kevin Browne, had a pre-
review consult with Historic Preservation Program Manager Deb Andrews and made design 
changes per their discussions.

• Building size:  The existing house is three upper levels plus basement, totaling approximately 
2,893 SF.  The footprint is approximately 1,206 SF.  Currently the upper floor is unfinished attic of 
approximately 538 SF within the existing 4’-6” tall knee walls.  With the three new dormers, the 3rd 
floor will increase 150 SF for a total of 688 SF, making the whole house total of 3,043 SF.  The 
dormer additions would be a total house SF increase of 5.2%.  The existing house is 
approximately 36 feet tall from existing mean grade to existing highest ridge, which is considerably 
lower than the adjacent abutters to either side (see street scape photo).  The proposed street side 
dormer will be 2’-6” lower than the existing ridge, only 1 foot taller than the dormer proposed to be 
removed.  The two additional SE dormers are set one foot below the upper most existing ridge and 
set in 1 foot from the main roof hips. 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PROJECT SUMMARY
(FOR PORTLAND HISTORIC BOARD REVIEW)

Streetscape Center View (176 Eastern Promenade is shortest house in middle of photo)

Streetscape Southern View (176 Eastern Promenade indicated by red arrow in above photo)

Streetscape Northern View (176 Eastern Promenade indicated by red arrow in above photo)
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I HEREBY CERTIFY THAT THIS SURVEY CONFORMS TO THE MAINE BOARD OF LICENSURE 
FOR PROFESSIONAL LAND SURVEYORS' STANDARDS OF PRACTICE AS ADOPTED APRIL 01, 
2001 WITH THE FOLLOWING EXCEPTIONS: 

a) NO WRITTEN REPORT 
b) NO NEW DESCRIPTION 

DATE: JULY 2, 2007 
ROBERT T. GREENLAW P.L.S., #2303 
V. PRESIDENT BACK BAY BOUNDARY, INC. 

I 

GENERAL NOTES: 11 
I 

1. RECORD OWNER OF PARCEL: ANTHONY W. SALEM & WALDON M. GEYER, D£SCRIB£D 
IN BOOK 24552, PAGE 116 AS R£CORD£D IN TH£ CUMBERLAND COUNTY REGISTRY OF 
D££0$ (C.C.R.D.). 

2. BEARINGS AR£ BASED UPON PLAN R£F£R£NC£ 4a. 
THIS SURVEY, 06/21/2007, WAS MAD£ UTILIZING TH£ FOLLOWING EQUIPMENT: 

LIETZ SOKKISHA SIT 4 TOTAL STATION, LIETZ SDR 33 DATA COLLECTOR. 

3. AR£A OF SUBJECT PARCEL: 4,541.7 SQ. FT. SQ. FT., 0.10 ACR£5 

4. R£F£R£NC£ IS MAD£ TO TH£ FOLLOWING PLANS: 

a.) PLAN ENTITL£0 "PROMENADE ESTATES CONDOMINIUM, AT 108 AND 172 EASTERN 
PROMENADE, PORTLAND, MAINE, FOR CASCO BAY VENTURES, INC.," DRAWING NUMBE:R 2005111, 
BY BACK BAY BOUNDARY, INC., REVISED FEBRUARY 23, 2007. 

b.) OCEAN VIEW CONDOMINIUM, 166-168 EASTERN PROMENADE, PORTLAND, MAINE, FOR JOHN A 
MCINTOSH JR., DATED 12/27/1982, BY WELLS ENGINEERING, INC., CE, RECORDED IN C.C.R.D. 
U.O.FILE #96-1. 

c.) PLAN OF LAND FOR DRAPER DEVELOPMENT, 1 BB EASTERN PROMENADE, PORTLAND, MAINE, 
MADE BY DELTA ENGINEERING, INC., DATED 12/17/1987, RECORDED IN C.C.R.D. PLAN BOOK 168, 
PAGE 23. 

d.) CITY OF PORTLAND STREET DEFINITION PLAN, EASTERN PROMENADE. 

e.) CITY OF PORTLAND STREET DEFINITION PLAN, MORNING STREET. 

f.) CITY OF PORTLAND STREET DEFINITION PLAN, CONGRESS STREET. 

5. ELEVATIONS AR£ BASED UPON A VALUE OF 121.94 FT AT MONUMENT AT 
INT£RS£CTION OF 3' OFFSET LIN£$ FOR £MERSON STR££T AND 10' OFFSET LIN£ FOR 
CONGRESS STR££T (P£R PLAN R£F£R£NC£ 4a). 

6. TH£R£ W£R£ NO APPARENT £AS£M£NTS OR RESTRICTIONS BURDENING OR 
BENEFITING SUBJECT PROPERTY AT TH£ TIM£ OF OF THIS SURVEY. 

ZONING:! r· -
ZONE: R-6 RESIDENTIAL ZONE 

SETBACKS: FRONT - 1 0 FT ( < AVERAGE OF ABUTTER LOTS) 
REAR - 20 FT 
SIDE - 1-3 STORIES - 1 0 FT: 4 STORIES - 12 FT 

MINIMUM LOT SIZE: 4500 SQ FT 
MINIMUM LOT WIDTH: 50 FT 
MAXIMUM BUILDING HEIGHT: 45 FT 
MAXIMUM LOT COVERAGE: 40% 

FLOOD NOTE:II 
I 

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY IS IN ZONE C OF THE FLOOD INSURANCE RATE 
MAP, COMMUNITY PANEL NO. 230051 14B, WHICH BEARS AN EFFECnVE DATE OF JUL 17, 
1986, AND IS NOT IN A SPECIAL FLOOD HAZARD AREA • 

LEGEND:! I 
I 

MONFO 
RBFe 
CRF© 

IPFO 

® 

3' Offset Monument Found 
Rebar Found 
Copped 5/8" Rebar Found 

Owen & Haskell or as noted 
Iron Pipe Found 
Sewer Manhole 

------ Abutter Line 
Property Line 

--------Street Line 
- - - - · - 3' Offset Line 
- -- - - Edge of Traveled Way 

12345/99 Deed Book/Page 
of Local Registry 

(50.00') Distance from reference 
plan or deed. 

N/F Now Or Formerly 

FFE: First Floor Elevation 

--- Setback Line 

EXISTING CONDITIONS SITE PLAN 
AT 176 EASTERN PROMENADE, PORTLAND, MAINE 

FOR: CASCO BAY VENTURES 
PREPARED BY: DRAWN BY: PJM 

BACK BA 'I BOUNDAR'/, INC. CHECKED BY: 
/_ SCALE: 1" = 20' \ LAND SURVEYING 

SURVEY OAT£: 06/21/2007 /\.. J\ 643 FOREST A VENUE JOB NUMBER: 2007070 
PORTLAND, MAINE 04101 SHEET: 1 OF 6 R£V 2 v 207-774-2855 FAX 207-347-4346 DRAWER: 2007 NO: 070 
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I HEREBY CERTIFY THAT THIS SURVEY CONFORMS TO THE MAINE BOARD OF LICENSURE 
FOR PROFESSIONAL LAND SURVEYORS' STANDARDS OF PRACTICE AS ADOPTED APRIL 01, 
2001 WITH THE FOLLOWING EXCEPTIONS: 

a) NO WRITTEN REPORT 
b) NO NEW DESCRIPTION 

DATE: JULY 2, 2007 
ROBERT T. GREENLAW P.L.S., #2303 
V. PRESIDENT BACK BAY BOUNDARY, INC. 

I 

GENERAL NOTES: 11 
I 

1. RECORD OWNER OF PARCEL: ANTHONY W. SALEM & WALDON M. GEYER, D£SCRIB£D 
IN BOOK 24552, PAGE 116 AS R£CORD£D IN TH£ CUMBERLAND COUNTY REGISTRY OF 
D££0$ (C.C.R.D.). 

2. BEARINGS AR£ BASED UPON PLAN R£F£R£NC£ 4a. 
THIS SURVEY, 06/21/2007, WAS MAD£ UTILIZING TH£ FOLLOWING EQUIPMENT: 

LIETZ SOKKISHA SIT 4 TOTAL STATION, LIETZ SDR 33 DATA COLLECTOR. 

3. AR£A OF SUBJECT PARCEL: 4,541.7 SQ. FT. SQ. FT., 0.10 ACR£5 

4. R£F£R£NC£ IS MAD£ TO TH£ FOLLOWING PLANS: 

a.) PLAN ENTITL£0 "PROMENADE ESTATES CONDOMINIUM, AT 108 AND 172 EASTERN 
PROMENADE, PORTLAND, MAINE, FOR CASCO BAY VENTURES, INC.," DRAWING NUMBE:R 2005111, 
BY BACK BAY BOUNDARY, INC., REVISED FEBRUARY 23, 2007. 

b.) OCEAN VIEW CONDOMINIUM, 166-168 EASTERN PROMENADE, PORTLAND, MAINE, FOR JOHN A 
MCINTOSH JR., DATED 12/27/1982, BY WELLS ENGINEERING, INC., CE, RECORDED IN C.C.R.D. 
U.O.FILE #96-1. 

c.) PLAN OF LAND FOR DRAPER DEVELOPMENT, 1 BB EASTERN PROMENADE, PORTLAND, MAINE, 
MADE BY DELTA ENGINEERING, INC., DATED 12/17/1987, RECORDED IN C.C.R.D. PLAN BOOK 168, 
PAGE 23. 

d.) CITY OF PORTLAND STREET DEFINITION PLAN, EASTERN PROMENADE. 

e.) CITY OF PORTLAND STREET DEFINITION PLAN, MORNING STREET. 

f.) CITY OF PORTLAND STREET DEFINITION PLAN, CONGRESS STREET. 

5. ELEVATIONS AR£ BASED UPON A VALUE OF 121.94 FT AT MONUMENT AT 
INT£RS£CTION OF 3' OFFSET LIN£$ FOR £MERSON STR££T AND 10' OFFSET LIN£ FOR 
CONGRESS STR££T (P£R PLAN R£F£R£NC£ 4a). 

6. TH£R£ W£R£ NO APPARENT £AS£M£NTS OR RESTRICTIONS BURDENING OR 
BENEFITING SUBJECT PROPERTY AT TH£ TIM£ OF OF THIS SURVEY. 

ZONING:! r· -
ZONE: R-6 RESIDENTIAL ZONE 

SETBACKS: FRONT - 1 0 FT ( < AVERAGE OF ABUTTER LOTS) 
REAR - 20 FT 
SIDE - 1-3 STORIES - 1 0 FT: 4 STORIES - 12 FT 

MINIMUM LOT SIZE: 4500 SQ FT 
MINIMUM LOT WIDTH: 50 FT 
MAXIMUM BUILDING HEIGHT: 45 FT 
MAXIMUM LOT COVERAGE: 40% 

FLOOD NOTE:II 
I 

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY IS IN ZONE C OF THE FLOOD INSURANCE RATE 
MAP, COMMUNITY PANEL NO. 230051 14B, WHICH BEARS AN EFFECnVE DATE OF JUL 17, 
1986, AND IS NOT IN A SPECIAL FLOOD HAZARD AREA • 

LEGEND:! I 
I 

MONFO 
RBFe 
CRF© 

IPFO 

® 

3' Offset Monument Found 
Rebar Found 
Copped 5/8" Rebar Found 

Owen & Haskell or as noted 
Iron Pipe Found 
Sewer Manhole 

------ Abutter Line 
Property Line 

--------Street Line 
- - - - · - 3' Offset Line 
- -- - - Edge of Traveled Way 

12345/99 Deed Book/Page 
of Local Registry 

(50.00') Distance from reference 
plan or deed. 

N/F Now Or Formerly 

FFE: First Floor Elevation 

--- Setback Line 

EXISTING CONDITIONS SITE PLAN 
AT 176 EASTERN PROMENADE, PORTLAND, MAINE 

FOR: CASCO BAY VENTURES 
PREPARED BY: DRAWN BY: PJM 

BACK BA 'I BOUNDAR'/, INC. CHECKED BY: 
/_ SCALE: 1" = 20' \ LAND SURVEYING 

SURVEY OAT£: 06/21/2007 /\.. J\ 643 FOREST A VENUE JOB NUMBER: 2007070 
PORTLAND, MAINE 04101 SHEET: 1 OF 6 R£V 2 v 207-774-2855 FAX 207-347-4346 DRAWER: 2007 NO: 070 

I 

LOT IMPERVIOUS COVERAGE AREA (SF)

LOCATION EXISTING PROPOSED DIFFERENCE

HOUSE (W/ DECKS) 1,422 1,567 145

STAIRS/STEPS & BULKHEAD 116 116 0

DRIVEWAY 650 650 0

SUBTOTAL 2,188 2,333 145

TOTAL PARCEL AREA 4,562

60% LOT COVERAGE 2,737.2

IMPERVIOUS % 47.96% 51.14% 3.18%

�1

N

NOT TO SCALE

VICINITY MAP

SITE LOCATION:  176 EASTERN PROMENADE
 PORTLAND, MAINE 04101
MAP ID:  35846-049
CHART/BLOCK/LOT:  003 A003 001
ZONE: R-6
FRONT SETBACK: 5'-0"
SIDE SETBACKS: 5'-0"
REAR SETBACK: 10'-0"

FUTURE GARAGE 308 308

2,641

57.89% 9.93%

453

4,562 0

2,737.2 N/A

N/A

(BASELINE)

+

+

+

+

N
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Date: 1/5/22

T H I R D  F L O O R  P L A N
   S C A L E :  1 / 4 "    =     1 ' - 0 "

L A U E N S T E I N - D I C K S T E I N

N

5
5

6

6

ORIGINALLY DRAWN AT 1/8"=1'-0" FOR CLIENT
(ENLARGED TO 1/4"=1'-0" SCALE FOR HISTORIC PRESERVATION BOARD REVIEW REQUIREMENTS)
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Date: 1/5/22

N O R T H E A S T  ( S T R E E T )  E L E V A T I O N
   S C A L E :  1 / 4 "    =     1 ' - 0 "

L A U E N S T E I N - D I C K S T E I N

6

6

ORIGINALLY DRAWN AT 1/8"=1'-0" FOR CLIENT
(ENLARGED TO 1/4"=1'-0" SCALE FOR HISTORIC PRESERVATION BOARD REVIEW REQUIREMENTS)
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Date: 1/5/22

S O U T H E A S T  ( S I D E )  E L E V A T I O N
   S C A L E :  1 / 4 "    =     1 ' - 0 "

L A U E N S T E I N - D I C K S T E I N

5

5

ORIGINALLY DRAWN AT 1/8"=1'-0" FOR CLIENT
(ENLARGED TO 1/4"=1'-0" SCALE FOR HISTORIC PRESERVATION BOARD REVIEW REQUIREMENTS)
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Date: 1/5/22

P A R T I A L  S E C T I O N S  T H R O U G H  D O R M E R S
   S C A L E :  1 / 4 "    =     1 ' - 0 "

L A U E N S T E I N - D I C K S T E I N

6

6

THIRD FLOOR T.O. SUBFLOOR
+18'-0"

5

5

SCALE: 1/4"   =    1'-0"5 SECTION THROUGH NE (SIDE) DORMERS

SCALE: 1/4"   =    1'-0"6 SECTION THROUGH SE (SIDE) DORMERS
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LIST OF VISIBLE EXTERIOR MATERIALS
(FOR PORTLAND HISTORIC BOARD REVIEW)

Project: Residential Alteration for Sherry Dickstein and Kurt Lauenstein

Location: 176 Eastern Promenade, Portland, Maine 04101

Exterior Siding: Match existing 4” exposure wood clapboards, painted to match existing 
light yellow finish of existing dormer.

Exterior Trim: Match existing square stock wood corner board trim, soffit fascia, and 
shadow board. painted to match existing white finish.
Match existing profiled frieze cornice moulding of existing photo

Roofing: Match existing 10:12 sloped architectural style gray/black mixed asphalt 
shingles.

Windows: Match existing sandtone cladded narrow sightline sash with 1-over-1 light, 
double hung windows. 

Match existing white profiled exterior window head and jamb mitered 
casings.  Match sloped painted white angled sills with horns flush to 
outboard edges of jamb casings.  See attached cut sheets.

Page �  of �1 1
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Rectangle

kba-imac_1
Callout
176 Eastern Promenade Exterior Finish
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kba-imac_2
Rectangle

kba-imac_3
Callout
176 Eastern Promenade sill to match exisitng



Date: 11/11/21

E X I S T I N G  C O N D I T I O N S
   S C A L E :  1 : 7 ,  1 '        =     1 ' - 0 " ,  1 : 5 . 2 5 ,  1 : 3 . 3 1

L A U E N S T E I N - D I C K S T E I N  1 7 6  E A S T E R N  P R O M E N A D E ,  P O R T L A N D

STREET VIEW FRONT ELEVATION SIDE ELEVATION AT FRONT OF LOT

SIDE ELEVATION AT REAR OF LOTREAR ELEVATION
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

168 DANFORTH STREET 
 

 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   December 29, 2021 
RE:   January 12, 2022       
 
Application for: Certificate of Appropriateness for Exterior and Site 

Alterations and Additions 

Address:       168 Danforth Street 

Applicant/Building Owner: Sheila and Adam Nappi 

Architect:       Mark Mueller Architects 

 
 
Introduction   
Architect Mark Mueller, on behalf of property owners Sheila and Adam Nappi, is requesting 
a public hearing for exterior and site alterations at 168 Danforth Street.  The project will 
complete and amend a building renovation program that began eighteen years ago, prior 
to the Nappi’s ownership.  The 2004 work, both interior and exterior, commenced without 
a building permit or Historic Preservation approval.  Although the owners at the time 
began to seek various required approvals to rectify the situation and moved forward (with 
approval) on some aspects of the project, work was ultimately suspended.  Finalization of 
outstanding conditions of approval was suspended as well.  A brief summary of previous 
reviews is provided below. 
 
The building remained under the same ownership until recently, when the Nappi’s acquired 
the property.  The Nappi’s are aware of the building’s status and are seeking to complete 
the project and meet all applicable building codes and ordinance review standards.  The 
Nappi’s are also seeking to add egress stairs with decks at the rear of the property, changes 
which were not part of the 2004 proposal and which are not readily visible from the public 
way. 
 
Subject Structure and Property – Original and Added Features 
The subject residence was built as a single-family home circa 1835.  It is a handsome 2 ½ 
story, brick Greek Revival structure oriented with its gable end to the street.  Although 
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separated by two blocks from the Hamblen Block rowhouses to the west on Danforth 
Street, the building was constructed during the same time period and shares many stylistic 
characteristics with the row.  The brick structure features granite window lintels and sills 
on the front and east elevation (the west elevation features simpler, jack-arch brick 
headers), an enclosed front pediment and finely detailed front and west side entry 
surrounds.  The building remains in largely original condition, except for the added or 
replaced features described below. 
 
The granite front steps and cheekwalls were introduced (with HP Board approval) in 2004, 
replacing a make-shift set of undersized wood stairs.  (It is not clear from the 1924 photo—
see Attachment 1--if the original stairs were granite.)  The new basement-level entry on the 
east elevation, together with walkway and stairs to the below-grade entry, were also 
constructed in 2004, as was the lengthening of the basement windows and replacement of 
jack-arch headers above the basement windows with granite headers.  Note that this work 
was largely complete at the time the unpermitted project came to staff’s attention and a 
stop-work order was issued.  The Board ultimately approved most of the alterations, but 
for several outstanding details.   Final details of the entry, including installation of a 
guardrail at the top of the below-grade entrance landing, were never completed. 
 
The entry stairs off the west elevation are make-shift wood stairs.  (These stairs were 
proposed to be replaced as part of the 2004 scope of work, but were never addressed.) 
 
Windows on the front façade and at the ground floor level of the side elevations are 6/6.  
Second-floor windows on the side elevations were replaced previously with 1/1 sash. 
 
A number of site alterations were completed, with HP approval, in 2008, including 
installation of a granite retaining wall and a series of posts at the sidewalk edge, granite 
edging along the driveway and a brick walkway leading to the west elevation’s entry.  Note 
that iron fencing was approved for the front of the property in 2004 and solid board wood 
perimeter fencing (of varying heights) was approved in 2008.  (Gnome Landscaping’s 
fencing proposal is described and illustrated in ATTACHMENT 8.)  To date, no fencing has 
been installed. 
 
Background 
Copies of 2004 and 2008 staff reports including applicant drawings are enclosed for the 
Board’s reference.  (See ATTACHMENTS 7 and 8.)  Also enclosed is the original letter of 
violation.  As noted above, much of the work proposed (or already underway) in 2004 as 
well as the site improvements proposed in 2008 were approved by the Board and there is 
no intention now to revisit previous approvals, whether the work was completed or not.  
There were, however, some aspects of the work commenced in 2004 the final resolution 
of which was made a condition of approval.  They are: 

• Creation of the east side basement entrance, including the addition of an entrance 
canopy.  While a majority of the Board members present at the 2004 public  
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hearing indicated they were prepared to support the new basement entry and 
most of the changes associated with it, all members expressed reservations about 
the addition of a canopy over the entrance.  Not only was the proposed design 
historicist, its presence also drew undue attention to this basement-level entry.  
Board members also wanted clarification as to how the exposed rubble foundation 
would be treated.  Note that while Board members expressed concern about the 
replacement of the original jack-arch brick headers above the basement windows 
with granite, this work had already been completed and it was felt that more 
damage would be done to reverse this alteration. 

• Maintain consistent height for all granite posts at sidewalk edge.  (Three granite 
posts at west end were shown as taller.) 

• Handrail at front entrance to be eliminated if allowed by code. 
• Decking for west side entrance stairs to be wood or an alternative composite with 

a more accurate appearance. 
 
Proposed Current Scope of Work 

• Complete new basement-level entry on east elevation, including installation of 
fence/guardrail atop retailing wall.  The canopy which was proposed as part of the 
original plan, has been eliminated altogether.   

• Install metal pipe handrails at front entrance 
• Install previously-approved metal fencing and gate between posts in front of house 
• Install 20’ of same metal fencing along western property line.  From the point, 

install wood fencing (alternative design) 
• Construct new west side entrance stairs 
• Replace 3 upper floor windows to meet egress requirements.  New casement 

windows to simulate double-hungs 
• Construct new rear egress stairs/decks 

 
Staff Comments 
Staff is generally supportive of the scope of work as proposed.  A few aspects of the 
proposal warrant further clarification or adjustment, however. 

• The plans call for installation of “previously-approved” metal fencing in front of the 
property, but there is no detail or specification provided.  As shown in 2004, the 
fencing appeared to be iron, not stock aluminum fencing.  Additional information 
or a detail should be provided. 

• In a previous approval, the Board stipulated that all the granite posts along the 
sidewalk edge be the same height.  As installed, three of the posts at the west end 
of the property are taller.  This should be corrected. 

• Note that the Board had indicated a preference for no handrails at the front 
entrance if allowed by code.  Given that the front entrance appears to serve a 
single unit, are handrails indeed required? (Of course, the current applicant may 
request a change to the previous proposal.) 

• The submitted details for the west side porch and retaining railing on the east side 
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show round ball finials as post tops.  Round ball finials are a characteristic of the 
Colonial Revival and Queen Anne style.  Staff suggests that the post tops be simple 
pyramidal tops. 

• Staff notes that the current inconsistency in window styles (6/6 and 1/1) is to 
remain. It appears that these windows were replaced as part of the 2004 
renovation, or at least after the building’s designation.  In either case, they were 
replaced without approval.  Given the otherwise comprehensive nature of this 
exterior rehabilitation, it is unfortunate that the second-floor windows, at least 
those on the west elevation which is highly visible, are not being replaced with 6/6 
sash.  If the building is to be converted into three condominium units, this would be 
the appropriate time to make the change. 

• During previous reviews, the Board encouraged the applicant to work with their 
neighbors to remove existing fencing, particularly along the western property line, 
so as to avoid two fences immediately abutting each other. 

 
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. 

 
(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 January 12, 2022 
public hearing and information included in the accompanying staff report, the Board finds that 
the proposed exterior and site alterations and additions meet (fail to meet) the historic 
preservation ordinance’s Standards for Review of Alterations (subject to the following 
conditions…….) 
 
 
ATTACHMENTS 
1. 1924 tax photo 
2. Cover letter 
3. Plans and elevations 
4. Details 
5. Window specifications 
6. 2004 violation notice 
7. 2004 staff memo and attachments 
8. 2008 staff mem0 and attachments (site alterations) 
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 December 22, 2021 
 
Portland Historic Preservation Office  
389 Congress Str  
4th Floor  
Portland, Maine 
 

RE:  Noleggio LLC 
       168 Danforth Str 
 

 
 

 Please find attached our submission on behalf of Sheila and Adam Nappi. 
 

The property is an existing 2 ½ story brick residence built in approximately  
1844. The property has been converted to a 3-family residence, thereby  

 commercial building codes apply to this project..  
 

The scope of the project is to resume and finish construction that began 20 
years ago. At this time there are new owners who have assumed the 
deficiencies. We have been commissioned to provide the proper 
documentation to Portland City Hall to secure permitting. 
 
To resume construction, it is necessary we re-secure a previous Historic 
Preservation permit, remediate building code deficiencies internally and build 
a new open-air exit stair. The current exit stair located at the rear of the 
building is sitting over the top of an abuttors property line. 
 

 The scope of the work with respect to historic preservation is limited. 
Work will be the installation of metal fencing and gates, replacing windows 
which do not meet egress standards and repairs and finish work on exterior 
stairs to grade. Work also includes the construction of the previously 
mentioned exit stair and residential exterior decks. 
 
Please see our accompanying drawings provided for your review. 
 
Mark Mueller 
Maine Licensed Architect 
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From: Sheila Nappi <sheila.nappi@gmail.com> 
Date: Wed, Jan 5, 2022 at 12:29 PM 
Subject: Historical Preservation & Permitting - 168 Danforth St - 1/12/22 
To: dga@portlandmaine.gov <dga@portlandmaine.gov> 
Cc: Adam Nappi <adamnappi1@gmail.com>, Mark Mueller 
<mark@muellerarchitects.com> 
 

Deb 
Adam and I purchased 168 Danforth Street in September 2021. Our primary intentions 
are to meet the existing fire code requirements and to adhere to the surveyed boundary 
lines with minimum interruption to our neighbors while enhancing the historical 
characteristics of the building.  To meet these goals, we invoked the help of Architect 
Mark Mueller.  His firm is helping us navigate the requirements needed to obtain 
building permits as well as meet the expectations of the historical preservation 
board.  Neighbors and tenants have been notified of our desire to improve the existing 
structure and make it safer.  As locals & future occupants, we value the traditions and 
heritage of our Portland community.  Adam & I are committed to continuing the work 
needed to renovate the building over time & compliment the historic district. 
Thank you for reviewing our request.  We are eager to get started! 
Respectfully  
Sheila & Adam Nappi 
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ARCHITECTS

M U E L L E R

M   A   R   K

100 COMMERCIAL STREET
SUITE 205
PORTLAND MAINE

04101

207.774.9057 DECEMBER 22, 2021

NOLEGGIO, LLC

FOR:

SHEILA AND ADAM
NAPPI

168 DANFORTH STR
PORTLAND

PORTLAND
HISTORIC PRESERVATION
APPLICATION C-1.0
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0'

56.02'

Danforth Street

Ta
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 S
tr

ee
t

N.F. William
Honan
30347/324

N.F. Rebecca Redlon
       13805/96

N.F. David O'Donnell
      25787/207

N.F. Morrison
Properties LLC
  25893/261

5/8" Rebar
Found
1.18' Offline

336.19' From M
Monument
At State Street

5/8" Rebard
Found With Cap
#2246

2 1/2 STORY
BRICK
MULTI-FAMILY
RESIDENCE

Brick Garage

Danforth Street
66' Wide Per Plan Ref. #3
May 19, 1800
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 1
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'-0

"

AREA OF DECK
TO BE REMOVED
OVER THE
PROPERTY
LINE

SIDE YARD
REDUCED TO 0'-0"
(REQUIRES
MAINTENAMCE
AGREEMENT W/
'MORRISON'

REMOVE
EXISTING
EXIT
STAIR

PROPOSED
EXTERIOR
EXIT
STAIR TO
GRADE
(REPLACEMENT
OF THE
EXISTING )

NEW DECKS
ABOVE TO REPLACE
THE EXISTING
OUTDOOR SPACE
TYP.
@ SECOND
AND THIRD
FLOOR

10
'-0

"
R

EA
R

SE
TB

A
C

K

EXISTING
BULKHEAD

( LAWN )

INSTALL
PREVIOUSLY
PERMIT
WOOD FENCE
( NEW DESIGN)

5/8" Rebard
Found With
Cap #2246

EXISTING
SIDE STAIR
TO BE
RE-CONDITIONED

EXISTING
ENTRANCE
STAIRS TO
REMAIN

EXISTING
PAVER
WALKWAY

EXISTING
AREA
WELL

EXISTING
BITUMINOUS
DRIVEWAY

EXISTING
BRICK
DRIVEWAY

 LAWN

 LAWN

 LAWN

EXISTING
GRANITE
CURB

PROPOSED
UNIT ONE
DECK

 LAWN

PROPOSED
STEPS FROM
SIDEYARD

20
'-0

"

INSTALL
PREVIOUSLY
PERMIT
WOOD FENCE
( NEW DESIGN)

NEW
METAL
FENCE

NEW METAL
FENCE W/
GATE

NEW
METAL
FENCE

NEW
METAL
GATE

DECK

PLANTER

5'-0"
SIDE
SETBACK

LOT AREA: 4,589 SF

1746 SF

EXISTING
BUILDING
FOOTPRINT: 4,589 SF / 1,746 SF = 38 %
MAX. 60 %

EXISTING
FOOTPRINT /
LOT COVERAGE

LAWN
928 + 472 = 1,400 SF

472 SF

928 SF

EXISTING
LANDSCAPE/ OPEN SPACE:
1,400 / 4,589 =  30%
MIN. 20 %

EXISTING :

SITE
CALCULATIONS

LOT AREA: 4,589 SF

1,843 SF

PROPOSED
BUILDING
FOOTPRINT: 4,589 SF / 1,843 SF =
.40 OR 40% OK
MAX. 60 %

PROPOSED
FOOTPRINT /
LOT COVERAGE

LAWN
736 + 472 = 1,208 SF

472 SF

736 SF

PROPOSED
LANDSCAPE/ OPEN SPACE:
1,208 / 4,589 =  26 % OK
MIN. 20 %

PROPOSED  :

SHADED
AREAS INDICATE
NEW FOOTPRINT

HATCH  INDICATES
AREA OF FOOTPRINT
REMOVED FROM
ABUTTORS
PROPERTY

SITE  PLAN
1/8" = 1'-0" SI
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UNIT 1UNIT 1

UP

R.

DN DINING

STUDY

LIVING

KITCHEN

SITTING

UNIT 1

UP

EXISTING
AREA
WELL

MASTER

BEDROOM

MASTER

BATH

SITTING

 ROOM

LAUNDRY

MECHANICAL

ROOM
UTILITY

ROOMHALL

HVAC

CLOSET

EGRESS WINDOW:
EXISTING M.O.

3'-0"W x 3'-0 1/2"H
SILL HGHT. 46 1/2"

EXISTING FIRST FLOOR PLAN
1/4" = 1'-0"

EXISTING LOWER LEVEL  FLOOR
PLAN

1/4" = 1'-0"
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NOTES:
1) THE LOWER LEVEL AND FIRST FLOOR
ARE CONTIGUOUS LIVING UNITS
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DNUP

UNIT 2

EGRESS WINDOW:
EXISTING M.O.
2'-9"W x 5'-5"H
SILL: 24" A.F.F.

EGRESS WINDOW:
EXISTING M.O.
2'-6"W x 4'-8"H
SILL: 30" A.F.F.

UNIT
THREE
ENTRY
DOOR

KITCHEN

BEDROOM

BEDROOM

STUDY

EXERCISE

LIVING

R.

BATH

D
N

UNIT 3

WH
 3'-1"

EXISTING DH
EGRESS WINDOW:
2'-6"W x 4'-3 1/2"H
SILL: 43 1/2" A.F.F.

EXISTING DH
EGRESS WINDOW:

2'-4"W x 3'-1"H
SILL: 51" A.F.F.

BEDROOM

BEDROOM

KITCHEN

DINING
LIVING

R.

BATH

A-1.1
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EXISTING THIRD FLOOR PLAN
1/4" = 1'-0"

EXISTING SECOND FLOOR PLAN
1/4" = 1'-0"
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SECOND  FLOOR UNIT:    1,345 SF
THIRD FLOOR UNIT:         1,188 SF

UNIT AREA TABULATION:

LOWER LEVEL/                  1,165 SF
FIRST FLOOR UNIT:          1,054 SF

4,752 SF

2,219 SF

AREA OF DECKS
COMBINED : 309 SF

OCCUPANT LOAD :
4,752 SF / 200 SF PER PERSON = 23.76 > 24 PEOPLE

UNIT 1UNIT 1

UP

R.

DN

DN
TO

GRADE UP

10' REAR
YARD
SETBACK

DN
TO

GRADE

ZERO
SIDE
YARD
SETBACK

  UNIT 1

   DECK

ACCESS
TO
BULKHEAD

BULKHEAD
BELOW

EXIT
STAIR
REPLACEMENT

EXISTING
STAIR (ACCESS UNIT
ONE ONLY)
NEW WORK: ADD
GUARDRAILS

EXISTING
GRANITE
STAIR

LIMIT
OF DECKS
ABOVE

NEW
5' PATIO
STYLE
DOOR

DINING

STUDY

LIVING

KITCHEN

SITTING

MAINTAINED
WALK-WAY
TO PUBLIC
WAY

CONVENIENCE
STAIR
TO FIRST
FLOOR
TENANT

PROVIDE
HARDSCAPE/
GRANITE
STEPS
IN SETBACK

5' SIDE
YARD
SETBACK

UNIT 1

MASTER

BEDROOM

MASTER

BATH

SITTING

 ROOM

LAUNDRY

MECHANICAL

ROOM
UTILITY

ROOMHALL

HVAC

CLOSET

UP

EXISTING
AREA
WELL

( 3'-4"
DEEP )

36"
HIGH WOOD
GUARDRAIL

7" STEP
TO EGRESS
WINDOW

RETROFIT
NEW
EGRESS
WINDOW

NEW
ENTRANCE
DOOR
SEE ELEVATION

 FIRST FLOOR PLAN
1/4" = 1'-0"

NOTES:
1) THE LOWER LEVEL AND FIRST FLOOR
ARE CONTIGUOUS LIVING UNITS

 LOWER LEVEL  FLOOR PLAN
1/4" = 1'-0"
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PRESERVATION NOTES:

1) EGRESS WINDOWS: PROVIDE NEW CASEMENT
WINDOWS AT BEDROOM AND EGRESS LOCATIONS ONLY.
WINDOW MANUFACTURES SHALL BE THE MARVIN METAL
MADE TO ORDER SERIES

WINDOWS TO BE REPLACED ARE SHOWN HATCHED

2) A METAL FENCE AND GATES AT THE STREET AND SIDEWALK
SHALL BE A PART OF THE WORK

3) THE SIDE STAIR AT THE DRIVEWAY SHALL BE COMPLETED
TO MATCH THE DRAWINGS

MISC WORK: SHALL INCLUDE THE REPLACEMENT OF AN
EXISTING STAIR AND RESIDIENTIAL DECKS LOCATED
AT THE REAR OF THE BUILDING.
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DN

   UNIT 2

 DECK

UP

DNUP

UNIT 2

EGRESS DH
WINDOW:

2'-9"W x 5'-5"H
SILL: 24" A.F.F.

SILL: 30" A.F.F.

CLEAR
OPENING CALC:
14.85 SF/ 2 = 7.45 SF :: OK

KITCHEN

BEDROOM

BEDROOM
UNIT
THREE
ENTRY
DOOR

STUDY

EXERCISE

LIVING

R.

EXIT
STAIR
REPLACEMENT

EXISTING
2'-8" DOOR

BATH

CLEAR
OPENING CALC:
11.25 SF/ 2 = 5.62 SF :: NOT
SUFFICIENT
MIN. 5.7 SF REQUIRED

PROPOSED NEW EGRESS
WINDOW :MARVIN
CSMT W/ SIMULATE
LITE AND
CHECK-RAILS

DN

EXIT
STAIR
REPLACEMENT

D
N

UNIT 3

WALL HEIGHT @ 3'-1"

EGRESS WINDOW:
2'-6"W x 4'-3 1/2"H
SILL: 43 1/2" A.F.F.

BEDROOM

BEDROOM

KITCHEN

DINING
LIVING

PROPOSED :
(2) 7" HIGH
RISERS @
EGRESS WINDOW
37" SILL HGHT.

   UNIT 3

 DECK

R.

PROPOSED
NEW EGRESS
WINDOW:
MARVIN
3240 E
OUT-SWING

MAINTAIN
EXISTING
DORMERS

MODIFY
ROOF
OPENING
THIS AREA

EXISTING
5' DOOR

CLEAR
OPENING CALC:
10.72 SF/ 2 = 5.36 SF ::
NOT SUFFICIENT
MIN. 5.7 SF REQUIRED

PROPOSED
NEW EGRESS
WINDOW :
MARVIN
CSMT W/
SIMULATE
LITE AND
CHECK-RAILS

PROPOSED :
(1) 7" HIGH
RISER @
EGRESS WINDOW

MAINTAIN
EXISTING
DORMERS

BATH

A-2.1
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 THIRD FLOOR PLAN
1/4" = 1'-0"

 SECOND FLOOR PLAN
1/4" = 1'-0"
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PRE - APPROVED
METAL FENCE
TO BE INSTALLED

GRANITE
BOLLARDS SHOWN
ARE EXISTING

EXISTING
SHED
DORMER

PRE - APPROVED
METAL FENCE W/ GATE
TO BE INSTALLED

PRE - APPROVED
METAL FENCE W/ GATE
TO BE INSTALLED

D R I V E W A Y

( BEDROOM )

PROPOSED
NEW EGRESS
WINDOW:
MARVIN
CSMT W/
SIMULATE
LITE AND
CHECK-RAILS

REPLACEMENT
EXIT
STAIR

PROPOSED 36" HIGH
GUARDRAILS
AT EXISTING
STAIR
(STAIR ACCESSES
ONLY ONE UNIT)

NEW  METAL
PIPE
HANDRAIL
AT EXISTING
STAIR

42" HIGH
MULTI-FAMILY
COMPLIANT
METAL CABLE RAIL
W/ WOOD POSTS AND
SAFETY GUARD
HANDRAIL
SYSTEMS

CABLE RAIL SHALL
BE SPACED 3" O.C.
VERTICALLY

REPLACEMENT
UNIT
DECKS
(3) LEVELS

VERTICAL
WOOD
SKIRTING

EXISTING:
WOOD PLATFORM
TO REMAIN &
GRANITE POSTS

VERTICAL
BOARD
WOOD
SKIRTING

RETROFIT  EGRESS CASEMENT
WINDOW  W/ IN EXISTING
DORMER :
MARVIN 3040 E
OUT-SWING

NOTE: PROVIDE
1 1/2" CHECK - RAIL
( BEDROOM )

EXISTING
WINDOW TO
REMAIN

PRE - APPROVED
METAL FENCE
TO BE INSTALLED

EXISTING
STRUCTURE
BEYOND

PREVIOUSLY
PERMIT WOOD FENCE
( NEW DESIGN)

20'-0"RETURN
WOOD
FENCE @
REAR PROPERTY
LINE

FENCE
MOUNTED
ATOP
GRANITE CURB

L O O K I N G  S O U T H

  FRONT ELEVATION
1/4" = 1'-0"

  RIGHT  ELEVATION ~ DRIVEWAY
1/4" = 1'-0"
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driveway fence ELEVATION
3/16" = 1'-0"
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"
18

 R
 @
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 7
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6"
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"

EXISTING
SHED
DORMER

RE-BUILD
GABLE
DORMERS
TO ACCEPT
EGRESS
WINDOW

EXISTING
EXIT
DOORS
TO REMAIN

EXISTING
EXIT
DOORS
TO REMAIN

PROPOSED
PATIO
DOOR

REPLACEMENT
EXIT STAIR
AND RESIDENT
DECKS

EXISTING
DOOR
TO REMAIN

PROVIDE
CASEMENT
EGRESS
WINDOW :
MARVIN 3240 E
IN-SWING

REMOVE
EXISTING GRANITE
SILL; PROVIDE NEW
SHALLOWER SILL TO ACCEPT
EGRESS WINDOW AND MATCH
MATERIALSEXISTING

AREA
WELL @
LOWER LEVEL
ENTRANCE

EXISTING
WINDOWS
TO REMAIN

36" HIGH
AREA WELL
GUARDRAIL
(ACCESSES
ONE UNIT
ONLY)

EXISTING
WINDOWS

EXISTING
DORMER
TO REMAIN

DECKSTAIR

REPLACEMENT
EXIT STAIR
AND LIVING UNIT
OUTDOOR
DECKS

(2) GRANITE
HARDSCAPE
STAIRS IN SETBACK
(WOOD STAIR
ABOVE)

DECKSTAIR

DECKSTAIR

PROVIDE
NEW CASEMENT
EGRESS WINDOWS
W/ SIMULATED
CHECK RAIL

FLANKING
ROUND
METAL
HANDRAIL
SYSTEM

( BEDROOM )

( BATHROOM )

( BEDROOM )

EXISTING
GRANITE
BOLLARDS

  REAR ELEVATION
1/4" = 1'-0"

  LEFT  ELEVATION
1/4" = 1'-0"
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A-4.0

exterior photo's
n.t.s.

maine memory NETWORK
n.t.s.
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DANFORTH STREET

REAR VIEW
LEFT
HAND
PHOTO
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EXISTING
SHED
DORMER

RE-BUILD
GABLE
DORMERS
TO ACCEPT
EGRESS
WINDOW

EXISTING
EXIT
DOORS
TO REMAIN

EXISTING
EXIT
DOORS
TO REMAIN

PROPOSED
PATIO
DOOR

REPLACEMENT
EXIT STAIR
AND RESIDENT
DECKS

EXISTING
DOOR
TO REMAIN

PROVIDE
CASEMENT
EGRESS
WINDOW :
MARVIN 3240 E
IN-SWING

REMOVE
EXISTING GRANITE
SILL; PROVIDE NEW
SHALLOWER SILL TO ACCEPT
EGRESS WINDOW AND MATCH
MATERIALSEXISTING

AREA
WELL @
LOWER LEVEL
ENTRANCE

EXISTING
WINDOWS
TO REMAIN

36" HIGH
AREA WELL
GUARDRAIL
(ACCESSES
ONE UNIT
ONLY)

EXISTING
WINDOWS

EXISTING
DORMER
TO REMAIN

DECKSTAIR

REPLACEMENT
EXIT STAIR
AND LIVING UNIT
OUTDOOR
DECKS

(2) GRANITE
HARDSCAPE
STAIRS IN SETBACK
(WOOD STAIR
ABOVE)

DECKSTAIR

DECKSTAIR

PROVIDE
NEW CASEMENT
EGRESS WINDOWS
W/ SIMULATED
CHECK RAIL

FLANKING
ROUND
METAL
HANDRAIL
SYSTEM

( BEDROOM )

( BATHROOM )

( BEDROOM )

EXISTING
GRANITE
BOLLARDS

CLEAR PINE TOP
AND BOT. RAILS
W/ 2x2 BALUSTER
@ 4" MAX SPACING
- PAINTED

6x6 NEWEL POST
W/ DECORATIVE
BALL - PAINTED

EXISTING GRANITE
BEYOND TO REMAIN

COVER EXISTING
STAIR LANDING
AND TREADS WITH
1x4 MAHOGANY
BOARDS - CLEAR
FINISH

CLEAR PINE TOP
AND BOT. RAILS
W/ 2x2 BALUSTER
@ 3 1/2" MAX
SPACING -
PAINTED

VERTICAL
WOOD
SKIRTING

EXISTING WOOD
PLATFORM/STEPS TO
REMAIN.  RE-FINISH
OVER AS NOTED

1x RISERS,
STRINGER AND
TRIM - PAINTED

MITER CLOSURE
TRIM

6x6 NEWEL POST
W/ 4" DECORATIVE
BALL - PAINTED

HANDRAIL @
2'-10" - PAINTED

GRANITE PIERS
TO REMAIN

CLEAR PINE TOP
AND BOT. RAILS
W/ 2x2 BALUSTER
@ 4" MAX
SPACING -
PAINTED

  REAR ELEVATION
1/4" = 1'-0"

  LEFT  ELEVATION
1/4" = 1'-0"
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railing  ELEVATION
1/2" = 1'-0"

driveway stair  ELEVATION
1/2" = 1'-0"

RAILING DETAIL
1 1/2" = 1'-0"
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CASEMENT / CASEMENT PUSH OUT

Casement/Push Out Windows

Ultimate Casement: UCA

Ultimate Casement Push Out: UCAPO

MO (mm) 1 - 4  1/2 (419) 1 - 6  1/2 (469) 1 - 8  1/2 (520) 2 - 1/2 (622) 2 - 2  1/2 (673) 2 - 4  1/2 (723) 2 - 6  1/2 (774) 2 - 8  1/2 (825) 3 - 1/2 (927) 3 - 4  1/2 (1028)
RO (mm) 1 - 5 (431) 1 - 7 (482) 1 - 9 (533) 2 - 1 (635) 2 - 3 (685) 2 - 5 (736) 2 - 7 (787) 2 - 9 (838) 3 - 1 (939) 3 - 5 (1041)
FS (mm) 1 - 4 (406) 1 - 6 (457) 1 - 8 (508) 2 - 0 (609) 2 - 2 (660) 2 - 4 (711) 2 - 6 (762) 2 - 8 (812) 3 - 0 (914) 3 - 4 (1016)
DLO (mm) 0 - 10 13/64 (259) 1 - 0 13/64 (310) 1 - 2 13/64 (361) 1 - 6 13/64 (462) 1 - 8 13/64 (513) 1 - 10 13/64 (564) 2 - 0 13/64 (615) 2 - 2 13/64 (666) 2 - 6 13/64 (767) 2 - 10 13/64 (869)

Details and Elevations not to scale. 
•	 Marvin exclusive wash mode is not available on Ultimate Awnings, Ultimate

Casement Round Tops or Ultimate Casement Windows less than 20" in width.
•	 Ultimate Casement Push Out not available in frame size heights less than 15 1/8"
•	 For units with a tall bottom rail, reduce the DLO height by 1 1/2".
E	 These windows meet national Egress codes for fire evacuation.

Local codes may differ.
T	 For safety and/or code requirements, Marvin recommends tempered glass in all 

units with a frame size height of 71 1/8" or larger and units with a frame size of 
25.2 ft2 and larger.

Please consult your local Marvin representative for more information.

For further details and drawings visit the 'Tools and Documents' section at 
Marvin.com.
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Casement/Push Out Windows
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StationaryOperator

LEFT	     RIGHT

Construction Details

Casements available as an operator or stationary. 

L or R handing determined from exterior.
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
WORKSHOP 

1227 WESTBROOK STREET 
 

 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   January 3, 2021 
RE:   January 12, 2022     WORKSHOP – Preliminary Review of Proposed Building                  
             Additions  
 
Address:       1227 Westbrook Street 
     Stroudwater Historic District 
 
Applicant/Building Owner: John Richardson and Claire Horn 

Architect:       Scott Simons Architects 

 
Introduction   
Architect Scott Simons, representing applicants John Richardson and Clare Horn, has 
requested a preliminary workshop to introduce plans for two building additions to the 
historic single-family home at 1227 Westbrook Street, which is located within the 
Stroudwater Historic District.  Located on the east side of Westbrook, the back of the 
property abuts the Fore River. 
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The proposal calls for a 253 square foot living room addition off an existing wing on the 
northwest side of the house and a 610 square-foot two-story addition attached to the 
southeast elevation of the house.  The two-story addition is proposed to accommodate a 
two-car garage and a master bedroom/bathroom suite above.  Plans also call for site 
alterations associated with the garage addition. 
 
Mr. Simons has provided a project description, photographs of existing conditions, 
elevations, renderings, floor plans and a site plan.  For reference, staff has attached 1924 
view of the property, the building description from the Historic Resources Inventory as 
well as the district designation report that describes the character and significance of the 
Stroudwater Historic District—see ATTACHMENTS 1, 2 and 3. 
 
Subject Structure, Character-Defining Features of House and District 
As the building description from the Stroudwater Historic Resources Inventory indicates, 
the subject structure, known as the Isaac Fly House, has evolved considerably since its 
original construction.  Built as a single-story cape around 1730, the cape was lifted around 
1850 and a new first floor was constructed underneath.  The architectural character of the 
building as it stands today clearly reflects this 1850’s renovation, as the exterior is 
representative of the Greek Revival style popular during that period--note the 
characteristic entry surround and simple Greek Revival trim. 
 
A rear two-story wing was added later during the 19th century.  (There is some question as 
to whether this wing was a separate building that was moved and attached to the rear of 
the house, given the awkward intersection of rooflines.) This wing, with its gable roof 
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oriented to the street, projects beyond the northwest corner of the main house.   On page 
5 of ATTACHMENT 5, Mr. Simons illustrates the evolution of the structure over time. 
 
Enclosed as ATTACHMENT 1 is a photo of the house as it appeared in 1924.  Today, as in 
1924, the building remains remarkably unchanged from its mid-19th century appearance and 
is representative of Stroudwater’s period of significance.  (Please see ATTACHMENT 3 for 
a description of the Stroudwater Historic District, its visual character and its areas of 
significance.) Key character-defining features of the subject structure include its simple 
form and massing, its spare architectural details typical of the architectural periods that 
characterize the village of Stroudwater and its overall relationship to its site (although the 
introduction of a wide curb cut and driveway in recent years have eroded the original 
relationship). 
 
Zoning Constraints 
Although not discussed in Mr. Simons’ cover letter, the proposal before the Board has 
been shaped in great part by the need to accommodate zoning restrictions applicable to 
this site, including shoreland zoning.  Below, for quick reference, is a plan review that 
shows the two additions (in yellow) and applicable setback and shoreland zoning 
requirements.  (For a more detailed view of this site plan, see ATTACHMENT 9 of the 
applicant’s submission.) 
 

 
 
As the property abuts the Fore River, no portion of any new structure or addition may be 
built within the required 75’ setback from the shore—shown in the blue line above.  As this 
illustrates, shoreland zoning severely constrains the available building envelope where  
 

          Build-to 
limit established 
by shoreland 
zoning 
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additions can be introduced, particularly on the southeast (driveway) side of the building.  
The shoreland zoning map shows that there is an existing encroachment (see area 
highlighted in red), but this encroachment, as well as the deck beyond it, are considered 
grandfathered.  Any additional encroachments would be another matter.   (Note that a 
small area at the rear corner of the addition will require an exception.) 
 
During preliminary meetings with the applicant and Mr. Simons, the possibility of setting 
the garage addition further back or to the rear was discussed.  This was not an option 
based on the shoreland zoning restrictions. 
 
The proposed building additions will also need to meet the setback requirements of 
Portland’s zoning ordinance.  In order to meet the sideyard setback on the northwest side 
of the property, the applicants have negotiated a land conveyance with their neighbor.  
(See cross-hatched area.) 
 
Proposed Additions and Site Alterations 
See Mr. Simons’ cover letter for a description of the proposed additions and the rationale 
behind the design approach and material palette.  As noted, the additions are intentionally 
simple in form and spare in detail and are intended to make clear the distinction between 
new and old. The living room addition to the northwest continues the sloped roofline of 
the earlier wing and features one single-lite window of vertical proportions facing the 
street.  The addition also features a shed dormer with a band of mulled windows facing the 
side yard.  The addition is clad in natural shingles to distinguish itself from the historic 
structure.  Trim is kept to a minimum. 
 
The garage/master suite addition features an 18.5’ x 21.75’ footprint and immediately abuts 
the southeast elevation of the principal structure, obscuring much of this elevation.  It is not 
clear whether the historic structure’s side wall will be retained; from the floor plan, that 
appears to be the case.  The addition is set back 3’9” from the face of the house and 
extends about 5’ beyond the rear corner of the principal structure.  The ground floor level 
of the addition is set lower than that of the house—approximately 30”.  The addition’s 
sloped roof form is similar to that of the living room addition and features a shed dormer 
facing the street.  The dormer features 5 mulled windows.  A single garage door with vertical 
boards is shown.  Exterior materials and finishes are the same as those for the living room 
addition. 
 
The proposal also calls for widening the driveway (the curbcut will not change) and 
constructing a low stone retaining wall at the edge of the driveway to accommodate 30” 
drop from the driveway to the front door.   
 
Preliminary Staff Comments 
The cover letter accompanying the proposal suggests that the proposed additions are 
consistent with a pattern of renovation to accommodate the changing needs of the   
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home’s occupants over time and (as such, represent) (should be viewed as) a predictable 
and appropriate evolution of the property.  While staff appreciates the fact that the 
existing structure is the product of several significant renovations, it is important to note 
that these renovations were completed by 1850, well within Stroudwater’s identified period 
of significance.  Since that time, the building has changed little as viewed from the street.  
The building was identified as a contributing structure within the Stroudwater Historic 
District based on its consistency with the architecture and development pattern that 
define this early district.   
 
The Stroudwater neighborhood was listed in the National Register of Historic Places in 
1973 and designated a local historic district in 1990 based on its high level of significance 
within the context of Portland’s history and in order to preserve its unique sense of place. 
The following excerpts from the district’s designation report (see ATTACHMENT 3) are 
instructive: 

“The fact that Stroudwater is now part of the City of Portland, where comparable 
eighteenth- and nineteenth-century settlement has been considerably obliterated 
by fires and later development, makes this historic district even more important to 
the city.”  and 
“The Stroudwater Historic District is Portland’s only surviving and best preserved 
example of the early settlement and development that characterized the Maine 
coast” …….“the preservation of about thirty structures in a landscape that still 
evokes the appearance of Stroudwater in the first half of the nineteenth century in 
terms of the spacing of the houses, their setbacks from the street, and even the 
absence of curbstones provides a unique historic district in the city of Portland. 
Sensitive protection is required to maintain its integrity.”   

 
Additions and alterations are allowed, as they are in all historic districts, provided they 
don’t adversely impact the key character-defining features of the historic structures or the 
overall character of the district. 
 
Staff also recognizes that the zoning restrictions applicable to this property severely 
constrain any flexibility as to the size, form and placement of any addition.  Mr. Simons has 
done an admirable job accommodating his client’s program within these parameters.  He 
has also proposed a design solution that is carefully considered.  The new additions are 
distinguished from the old and architecturally recessive.  Windows are proportional to 
those of the historic structure.  The garage addition has been set down below the level of 
the house in an effort to reveal more of the historic structure’s southeast elevation. The 
forms and exterior treatment of the two new additions relate to each other, effectively 
“bracketing” or framing the historic structure.  Viewed from the perspective of an 
architectural design solution, this bracketing effect has merits.  
 
Acknowledging all of the above, staff nevertheless questions whether the proposed 
additions—specifically the garage/master suite addition—meets the applicable ordinance  
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standards.  In staff’s view, the introduction of an attached garage that obscures much of 
the southeast elevation of the house, as well as the form of the historic structure as viewed 
from the southeast, adversely impacts the character of the house and will appear as 
anachronistic to the character of this early district.  It is true that other historic houses in 
the vicinity have had later garage additions (see 17 Garrison and 1235 Westbrook), these 
additions were built prior to the district designation and illustrate the adverse impact such 
additions can have on the character of an early property.  Were it possible to push the 
addition further back, exposing all but a small portion of the southeast elevation and 
reducing its prominence, the impact could possibly be mitigated.  Constructing a separate 
and physically removed garage structure of compatible scale and form would be better yet.  
As proposed, however, staff questions whether Standards #1, 2 and 9 have been met.   
 
Standard #1 addresses the issue of use and its compatibility with the subject property:  The 
standard addresses not only the type of use (which of course is not changing in this case), 
but also intensification of use.  In some cases, it is the degree of alteration required to 
accommodate desired amenities associated with the use that calls into question 
conformance with Standard #1. 
 
Standard #2 refers to a property’s “distinguishing original qualities or character” and 
requires that “the removal or alteration of any historic material or distinctive architectural 
features should be avoided when possible.”  In staff’s view, the existing building’s form and 
simplicity of massing are distinguishing original qualities that would be significantly altered 
by this addition.  
 
Standard #9 not only requires that any new work be differentiated from the old, but that it 
also be “compatible with the size, scale, color, material and character of the property, 
neighborhood or environment.”  While the proposed design solution is a sensitive one and 
goes a long way in addressing Standard #9, the fundamental question remains as to  
whether an attached garage addition that alters the building’s overall form, obscures much 
of a prominent side elevation and is set back only 3+ feet from the face of the house is 
compatible with the character of the property and neighborhood. 
 
With regard to the proposed living room addition, staff finds it to be generally compatible 
with the subject structure.  Given the fact that it is set back a significant distance from the 
street and follows the roofline of the existing rear addition, its visual impact is much more 
limited. The treatment of its Westbrook Street façade—a mostly solid wall with a single 
window of vertical proportions that is shifted far from the adjoining historic structure—is 
successfully recessive.   The Board might wish to ask how many of the trees that separate 
this property from its neighbor are to be retained, as this will also affect its visibility. 
 
Applicable Ordinance 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  
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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. 

 
(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. 

 
The historic preservation ordinance’s New Construction Standards are also applicable. 
 
 
ATTACHMENTS 
1. 1924 tax photo 
2. Building description from Historic Resources Inventory 
3. Stroudwater Historic District Designation Report, map 
4. Cover letter 
5. Photos, diagram showing evolution of building 
6. Elevations 
7. Renderings 
8. Floor plans 
9. Site plans showing required setbacks 
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COVER LETTER  
 
We are pleased to submit our Conceptual Design level documentation for a Small Project Certificate 
of Appropriateness Workshop with the Historic Preservation Board.  This proposal is for an 
alteration and addition to an existing residential dwelling at 1227 Westbrook Street, to be occupied 
as a single-family dwelling.  The proposed work includes the renovation of an existing two-story 
wood frame house in conjunction with a 253 sf living room addition on the NW end of the house, a 
360 sf garage and master bedroom addition on the SE end of the house (the MBR/bath are 250 sf), 
and related minor site improvements.  The following site photographs and drawings have been 
included for your review, as well as a brief Project Description below: 
 

Photos of the existing house and site conditions 
Existing conditions survey and plot plan 
Diagrams illustrating changes to the house over time 
Proposed site plan 
Existing floor plans 
Proposed floor plans 
3-D views/renderings of proposed additions 
Photos of similar houses in the neighborhood 

 
 
PROJECT DESCRIPTION 
 
BACKGROUND  
According to records provided by Portland Historic Resources Inventory (PHRI), a portion of this 
house was built in 1730.  The original house was a one-story cape. It was jacked up and a new story 
inserted beneath it around 1850.  The PHRI notes that “the house is an excellent example of an 
evolutionary enlargement of a small eighteenth century structure to accommodate increasing needs 
in the 19th century”. Later in the 19th century, a 2-1/2 story addition was built on the back of the 
house that is visible in the 1924 PHRI photo. It is clearly a later addition that was awkwardly 
connected to the rear of the 1850 house, as is evidenced by the misalignment of the roofs. 
 
PROPOSED ADDITION 
As was the case in the 19th century, the current Owner’s proposed additions are required to 
accommodate the growing needs of their family. The rooms inside the original house are small and 
disconnected; the living room addition to the NW will provide much needed family space adjacent 
to the renovated kitchen. The addition to the SE includes a two-car garage on the ground floor and a 
small master bedroom/bathroom suite above, also both badly needed. 
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The proposed additions have simple, sloped roof forms with shed-like dormers. They will be clad 
with natural white cedar shingles and painted wood trim, to contrast with the painted clapboards 
and trim on the original house. The new roofline on the living room addition is designed to be a 
simple extension of the existing gable roof on the rear addition. The new roofline on the master 
bedroom/bath addition is designed with a similar sloped roof, but held as low as possible so as not 
interfere with the side wall of the original house. The needed ceiling height is obtained by adding a 
small shed-like dormer on the front, held away from the edges of the roof to reduce its visual impact. 
The roofs on both additions will have asphalt shingles to match the existing roofs. 
 
The new windows are intended to be proportionally related to the existing 6/6 double hung 
windows, but with 1/1 sashes for the double hung windows, single sashes for the awning windows in 
the master bath above the garage, and large fixed glass windows facing the water. The windows will 
be from the Marvin’s Signature line, or equivalent, with an exterior clad finish colored to match the 
color of the painted wood trim. 
 
RENOVATION AND REPAIRS 
The interior of the existing house has been significantly altered over the years and in need of 
substantial repair. On the first floor the kitchen will be renovated to modern standards and new 
enlarged windows added, looking out towards the Fore River. The front stair hall will be restored to 
its original configuration, removing the closets that block it off from the back of the house.  
Minor renovations on the second floor will provide a mother-in-law suite with bathroom and new 
plumbing fixtures in the shared bathroom in the hall. 
 
SITE WORK 
The existing curb cut will remain, but the driveway will be widened to provide access to the two-car 
garage. There is a 30” drop from the front door to the driveway. A low stone retaining wall will be 
built along the northern edge of the driveway as a retaining wall for the front lawn. The wall will 
have a stone stair let into it to provide access to a walkway leading to the front door. 

APPLICABLE STANDARDS                
We believe the proposed alterations meet the Standards applicable for Alterations to Contributing 
properties, as outlined below.  We also believe the proposed addition conforms to the Standards for 
review of new construction related to (a) scale and form, (b) composition of principal facades and (d) 
other standards, as applicable.  We look forward to reviewing these with you and receiving feedback 
from both the Historic Preservation Staff and the Board.              

STANDARD #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 original intended purpose. 
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The residential uses proposed for the additions are compatible with the existing residential uses of the 
property. The proposed design makes every effort to preserve the primary character defining feature of the 
original house, which is the front facade as it is viewed and perceived from the road and neighborhood. 

STANDARD #2: The distinguishing original qualities or character of the 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. 

The distinguishing original qualities and character of the house will be preserved. The connection of the 
garage/MBR addition has been moved as far to the rear of the house as possible, given the tight restrictions 
of the site. No historic material or distinctive architectural features are being removed with the proposed 
additions. 

STANDARD #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. 

No alterations are proposed that have no historical basis or create a false sense of historical development. 

STANDARD #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. 

No changes to features that have acquired significance in their own right are included in the proposed 
renovation/addition project. 

STANDARD #5: Distinctive features, finishes or construction techniques or examples of skilled 
craftsmanship which characterize a structure, object or site shall be treated with sensitivity. 

The existing house is very simple and while quite beautiful in its own right has few distinctive features, 
finishes or construction techniques or examples of skilled craftsmanship. That said, the original circa 1730 
house will be treated with sensitivity. 

STANDARD #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 duplication of features, substantiated by documentary, physical or pictorial 
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evidence rather than on conjectural designs or the availability of different architectural elements 
from other structures or objects. 

Deteriorated historic features, such as the damaged rake trim on the north façade of the original circa 
1730 house, will be repaired wherever feasible. Rotted board will be replaced with matching boards when 
they cannot be saved or restored. We are not aware of any missing historic features that need to be 
replaced.  

STANDARD #7: The surface cleaning of structures and objects, if appropriate, shall be undertaken 
with the gentlest means possible. Chemical or physical treatments, such as sandblasting, that cause 
damage to historic materials shall not be undertaken. 

Agreed. 

STANDARD #8: Every reasonable effort shall be made to protect and preserve significant resources 
affected by or adjacent to any project. If resources must be disturbed, mitigation measures shall be 
undertaken. 

None contemplated. 

STANDARD #9: Contemporary designs for alterations and additions to existing properties shall not 
be discouraged when such alterations and additions do not destroy significant cultural, historic, 
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. 

We will make every effort to differentiate the new work from the old and make it compatible with the size, 
scale, color, material and character of the property, neighborhood or environment. See also our comments 
on Standard #2 re: relationship of new garage addition to distinguishing features of the original house. 

STANDARD #10: Whenever possible, new additions or alterations to structures and objects shall be 
undertaken in such a manner that, if such additions or alterations where to be removed in the future, 
the essential form and integrity of the historic property would be unimpaired. 

The proposed additions will have distinct edges and construction joints that will allow them to be removed 
without seriously damaging the historic fabric of the original house (a small number of existing shingles 
will have to be removed to allow for step flashing). 
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