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AGENDA
HISTORIC PRESERVATION BOARD MEETING

The Planning Board/Historic Preservation Board will hold a remote meeting on Wednesday, FEBRUARY 16, 2022, 5:00 
PM   This meeting will take place remotely using Zoom pursuant to the Remote Meeting Policy adopted by the Planning Board 
and as authorized under 1 M.R.S. 403-B because of the existence of an emergency or urgent issue that requires the committee to 
meet by remote methods. Allow your computer to install the free Zoom app to get the best meeting experience.
 
If you are not able to attend live, a recording will be available following the meeting. 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 unmuted by the host when it is 
time for public comment. 
 
For more information on how to access the meeting remotely and how to give public comment, please go 
to http://www.portlandmaine.gov/remotePUD  Public comments will be taken for each item on the agenda during the estimated 
allotted time and written comments should be submitted to hp@portlandmaine.gov.
 
Please note that the placement of each item on the agenda is subject to change.  Please check the Agenda & Minutes Center 
prior to the meeting for the item start time.

You are invited to a Zoom webinar.
When: Feb 16, 2022 05:00 PM Eastern Time (US and Canada)
Topic: Historic Preservation Public Hearing and Workshop 2/16/2022

Please click the link below to join the webinar:
https://portlandmaine-gov.zoom.us/j/88277866680
Or One tap mobile :  US: +13017158592,,88277866680#  or +13126266799,,88277866680# 
Or Telephone:  Dial(for higher quality, dial a number based on your current location):
    US: +1 301 715 8592  or +1 312 626 6799  or +1 929 205 6099  or +1 253 215 8782  or +1 346 248 7799  or +1 669 900 
6833 
Webinar ID: 882 7786 6680
    International numbers available: https://portlandmaine-gov.zoom.us/u/kQdxTWYXT

1. ROLL CALL AND DECLARATION OF QUORUM
  

2. REPORT OF ATTENDANCE AT THE MEETING HELD ON FEBRUARY 2, 2022
  

 i. WORKSHOP
477 Congress Street:  All members were present.

 
 

  

3. REPORTS OF DECISIONS AT THE MEETING HELD ON FEBRUARY 2, 2022
  

 i. Public Hearing
No items to report on.
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 ii. Consent Agenda
1.  754 Congress Street, Request to amend previously-approved plans for hotel construction.  The Board 
consented to staff approval of requested amendments.

2. 28 St. Lawrence Street.  Review of revised dormer fenestration to meet outstanding condition of 
approval.  The Board tabled final consideration pending receipt of  additional design adjustments.

3.  98 Gray Street.  Proposal to resolve as-built deviation from approved plans.The Board voted unanimously 
to approve the applicant's proposal for corrective measures.

 
 

  

4. COMMUNICATION AND REPORTS
  

5. PUBLIC HEARING - 5:00 PM
  

 i. Certificate of Appropriateness for New Construction; 102 STATE STREET (Winter Street frontage); 
NewHeight Redfern LLC.

 
 

  

 ii. Certificate of Appropriateness for Roofing Replacement; 176 VAUGHAN STREET; 176 Vaughan Street 
Condominium Association, Applicant.

 
 

  

6. WORKSHOP
  

 i. Preliminary Review of Proposed Comprehensive Exterior Rehabilitation; 54 YORK STREET; 54 York, 
LLC, Applicant.

 
 

  

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

 
PUBLIC HEARING 

102 STATE STREET (Winter Street frontage) 
 
 

TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deborah Andrews, Historic Preservation Program Manager 
DATE:   February 10, 2022 
RE:   February 16, 2022   PUBLIC HEARING 
 
Application for: Certificate of Appropriateness for New Construction  
Address:   102 State Street (Winter Street frontage) 
Applicant:   NewHeight Redfern LLC  
Project Architect: Ryan Senatore 
 
A sign announcing the Historic Preservation Board’s meeting on 2/16/22 was posted at the property 
on 2/2/22.  A legal ad was published in the Portland Press Herald on 2/4/22, and 302 notices were sent 
to neighboring property owners within 500 feet of the subject property. 
 
INTRODUCTION 
Architect Ryan Senatore, on behalf of developer NewHeight Redfern LLC, is requesting final 
review and approval of a proposal for a 9-unit townhouse development at the southeast 
corner of Winter and Spring Streets.  Wednesday’s public hearing follows a preliminary 
workshop held on December 15, 2021.   
 

 
                        Proposed townhouses shown in context of future build-out of entire Mercy property   
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As Board members will recall, the development parcel is part of Mercy Hospital’s former 
landholdings in the vicinity of State, Spring and Winter Streets which were sold to NewHeight 
Redfern LLC for redevelopment.  This portion of the former Mercy property is located on the 
south side of Spring Street and is currently an open parking lot.  The subject lot jogs around an 
existing historic residential property under separate ownership at the southwest corner of 
State and Spring and extends the full depth of the block from State to Winter.  The proposed 
development will be confined to the portion of the lot along Winter Street as shown below.  
The balance of the property, which fronts onto State, will be developed separately at some 
point in the future. 
 

 
 

To facilitate the redevelopment and accommodate the uses and density proposed for the 
various project sites, the developer submitted an application for zoning map and text 
amendments, which were approved by the City Council in February 2021.  With the recent 
approved zoning changes, the allowable height for this development site is 45’ extending 30’ 
from the Winter Street property line.  Beyond that point, the allowable height is 85’.  The 
rowhouse development, as proposed, is in conformance with applicable zoning. 
 
FINAL SUBMISSION MATERIALS 
In addition to the final plans, elevations, details and renderings enclosed as ATTACHMENT 2, 
Mr. Senatore has provided a cover letter that itemizes the design revisions reflected in the 
applicant’s final proposal. (See ATTACHMENT 1.) These changes were made in response to 
Board feedback at the December workshop.   
 
As the Board reviews the enclosed materials, please note that not all of the renderings have 
been updated to reflect the latest design revisions.  Board members should refer to the 
enclosed elevations and wall sections and to the final landscape plans in ATTACHMENTS 3 
and 4 for the most accurate illustrations.   
 
 
 

Reserved for future 
redevelopment 

Site of proposed 
townhouses 

  102 State property  
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SUMMARY OF 12/15 WORKSHOP, APPLICANT RESPONSE 
Board members were generally supportive of the design proposal as presented, finding the 
proposed townhouse structure’s scale to be reasonable within a context that is mixed in 
terms of building height and footprint.  Board members also found that the proposed 
development’s material palette and architectural expression struck a successful balance 
between deferring to the neighborhood’s historic development patterns and clearly  
announcing itself as a product of its own time with crisp, clean contemporary detailing.   
With regard to the chosen rowhouse building typology, Board members noted that 
rowhouses of various development periods can be found throughout the West End and 
that the approved CHOM/PHA family housing project to be built immediately across Spring 
Street will exhibit this same building form.  Board members found the manipulation of the 
massing to be successful in breaking down the apparent scale of the building; the window-
to-wall ratio to be contextually appropriate; and the setback from the sidewalk to be an 
appropriate mitigation for the fact that raised stoops are not possible for this new 
development due to accessibility requirements. 
 
During Board discussion of the preliminary proposal, a number of specific design details were 
identified as warranting further study.  As well, Board members asked for some additional 
renderings to better assess the project as viewed from various vantage points.  Following is a 
list of specific questions/concerns raised at the workshop.  Below each item, any design 
revision made in response to the concern is highlighted in italics.  Note also that Mr. Senatore’s 
cover letter includes an itemized list of the design revisions made since the workshop, as well 
as the additional renderings provided—see ATTACHMENT 1. 
 

• Given the high visibility of the south elevation (which faces the 100 State Street 
development), Board members suggested that additional fenestration or further 
articulation be provided for this elevation.  Mr. Senatore explained that additional 
windows were not allowed given the limited setback of the building from the property 
line. 

Brick recesses have been added that continue the fenestration pattern 
established at the far ends of this elevation. 

• The presence of a projecting brick band near the base of the building to suggest a 
water table was found to be awkward, especially given the fact that the building steps 
down to follow grade.  As the building steps down, the position of the water table 
becomes uncharacteristically high. 

The projecting water table has been eliminated. 
• The stepping down of the townhouses, while understandable and necessary, was found 

to be a bit awkward in terms of requiring changes in the proportions of individual entry 
treatments. 

The entry hoods are now stepped across the façade, establishing a more 
consistent relationship to the entry doors and transoms below. 
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• Further study was suggested for the entries.  Board members expressed the view that 
the entry treatment should be clearly contemporary, consistent with the treatment of 
the surrounding façade. 

Entry hood details have been simplified.  Note also that the detailing on the bays 
has been simplified as well, resulting in a cleaner, more contemporary treatment. 

• The tall wall area above the rear garage doors was questioned. 
Panels and trim have been added above the doors to break up the wall and 
provide improved scale. 

• The presence of rooftop mechanicals was discussed, with most members suggesting 
that alternative locations be explored that would reduce their visual prominence. 

HVAC units have been relocated.  Units are wall mounted at 4th floor deck level 
(Winter Street elevation) and between garage doors at rear. 

• The privacy wall at the northeast corner of the building (facing Spring Street) was 
found to appear too solid and heavy.  Could this be given another treatment that still 
achieved the desired level of privacy? 

The screen wall has been modified to provide a more open appearance. 
• Regarding the landscape plan, Board members favored woody plant material (instead 

of ornamental grasses) in the front beds, consistent with the landscape character of 
the neighborhood.  Also, the arborvitae shown in the planting bed dividing the 
individual townhouses was found to be out of scale. 

The planting scheme for the front yards has been revised to provide more 
contextual plantings.  The size of the Arborvitaes has been reduced.  Note that 
the updated landscape plans provided in ATTACHMENT 4 show the corrected 
scheme.. 

•  Board members requested another view of the north elevation that shows the entire 
elevation.     

Additional renderings have been provided showing the Spring Street elevation 
as viewed from the east and the west.  Another rendering of the Winter Street 
elevation has been provided as well. 

 
BACKGROUND INFORMATION (from 12/15/21 report) 
Project Context 
Directly abutting the development site to the south is the 100 State Street housing project, 
which was constructed c. 1979.  Like the 75 State Street elderly housing development built 
during the same period, the 100 State Street apartment complex departs from the scale 
and massing of its historic context, particularly on Winter Street, and occupies the entire 
end of the block bound by State, Gray and Winter.  Although the scale of the apartment 
complex is muted by the scale of the former St. Dominic’s Church and School across Gray 
Street, its size is most at odds with the development pattern across Winter Street.   Still, the 
complex’s material palette and the manipulation of its massing helps to mitigate the large 
complex’s impact on the block.  Note also that the portion of the 100 State Street 
development steps down to its lowest height (@ 49’) on Winter Street to respect the more 
modest scale of the residential street.  
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As was noted in staff reports for NewHeight Redfern’s other Winter Street development 
proposals, Winter Street is quite narrow and eclectic in character. Existing historic buildings  
 
are generally vernacular, mid-to-late 19th century, wood frame or brick, and modest in scale  
(mostly 2 1/2 stories).   The west side of this particular block of Winter also includes two 
small surface parking lots where residential structures were torn down in the past. 
 
Directly across Spring Street from the proposed townhouse development the recently-
approved CHOM/PHA family housing project will soon be constructed.  The family housing 
project also introduces a larger scale, larger footprint development along the east side of 
Winter, which will affect the context around this project once built. 
 
At the southwest corner and State and Spring Streets is a notable Federal style brick 
double-house.  The driveway providing access to the proposed townhouses will run 
between this historic structure and the proposed development. 
 
Beyond the Federal style double house on State is a surface parking lot.  (This lot part of 
the subject property, which is being reserved for future development.)  For the foreseeable 
future, the rear of the proposed development will be within clear view of State Street 
across this open parking lot. 
 
Description of Proposed Development 
The proposed development calls for 9 attached townhouses at the southeast corner of 
Winter and Spring.  The townhouses will be oriented towards Winter Street.  An access 
drive from Spring Street will lead to ground-level parking at the rear of each unit.  The 
building steps down in three sections to accommodate the change in grade. 
 
Three stories and 34’11” tall at the street, the units will rise include an additional fourth story 
which is set back -from the front façade.  The overall height of the building, including the 
fourth floor, is 44’11”, which is within the allowable height per zoning.  Note that the fourth  
story features an irregular footprint with a portion of the floor area projecting towards 
Winter Street. The main portion of the fourth floor is set back 23’ from the face of the 
building and the projecting portion is set back about 14’.   A roof deck is proposed in front 
of the fourth story.  A cable deck railing is set back 5’ from the face of the roof cornice. 
Solid wall dividers are set between each unit’s roof deck.  Rooftop mechanicals rise 5’ feet 
above the roof. 
 
The Winter Street façade is set back 10 feet from the sidewalk (the face of the bays is set 
back 7 feet).  The entries are recessed 4 feet from the face of the building.   
 
The individual townhouses exhibit notably vertical proportions given the narrow width of 
each unit’s facade, the tall narrow windows and the three-story projecting bays with paired  
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windows.  The presence of the bays breaks up the massing of the overall development and 
provides three-dimensional relief and visual interest to the streetscape.  Note that there is 
variety in the spacing of the bays along the building’s façade. The Spring Street elevation 
features a wider two-story bay featuring three mulled windows. 
 
The proposed material palette consists of a brick façade with soldier course lintels and brick 
sills around aluminum windows. (On the rear elevation, the exterior cladding changes to 
fiber cement clapboards.)  The bays feature fiber cement panels and trim.  Fiber cement is 
used for all other trim as well.  From the renderings provided, it appears that a blond brick is 
proposed with contrasting dark bays and trim.  A granite water table is shown as well.  
 
The proposed design includes a fair amount of trim detail to provide visual interest.  The 
three-story bays feature panels between floor levels, there is a projecting cornice and the 
fiber cement panels used for the fourth-story cladding and privacy panels features frame-
and-panel detailing.  A bracketed hood is shown above the front entry doors and the doors 
are surrounded by paneled trim. 
 
The rear elevation of the building features garage doors at the ground floor level of each 
unit.  The second and third floor levels are clad in fiber cement siding with pairs of tall 
mulled 2/2 windows.  At the second-floor level, double doors lead to decks that project 
beyond the face of the building. The decks are supported by piers that separate the 
individual garage entries below. Solid-panel privacy screens separate each of the decks.  The 
fourth-floor level is set back only slightly at the rear of the building and features sets of 
three mulled 2/2 windows.  
 
Applicable Review Standards (from Standards for Review of New Construction) 
 
Compatibility Factors for Evaluation: 
 Scale and Form 
  Height 
  Width 
  Proportion of principal facades 
  Roof shapes 
  Scale of the structure 
 

Composition of Principal Facades 
  Proportions of openings 
  Rhythm of solids to voids in facades 
  Rhythm of entrance porch and other projections 
  Relationship of materials, texture and color 
  Signs, canopies and awnings 
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Relationship to the Street 
  Walls of continuity 
  Rhythm of spacing and structures on streets 
  Directional expression of principal elevations 
 
Motion for Consideration: 
 
On the basis of plans and specifications submitted by the applicant for the February 16, 2022 
public hearing and information included in the accompanying staff report, the Board finds that 
the proposed townhouse construction at 102 State Street (Winter Street frontage) meets (fails 
to meet) the historic preservation ordinance’s Standards for Review of Construction (subject to 
the following conditions…….) 
 
 
  
 
 
Attachments: 

1. Architect’s cover letter summarizing design revisions 
2. Final submission, including plans, elevations, details, sections and renderings  
3. Final landscape plans 
4. Renderings of final landscape treatment 
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RYAN SENATORE ARCHITECTURE

January 27, 2022 

Deb Andrews 
Historic Preservation Program Manager 
City of Portland Maine 
389 Congress Street  
Portland, Maine 04101 

Re: Winter Street Townhomes - Design Narrative 

Deb, 

Please see the attached revised design package for the 
Winter Street Townhomes based on our discussion at the Historic 
Preservation Board workshop.  We have revised the design in the 
following manner to respond to the comments we received. 

1.) We have revised the East Facade to add detail and break up the 
masonry wall, we have added brick recesses consistency with the 
window pattern and proportion on the facade, as mentioned 
previously this wall is restricted as to the amount of glass allowed 
due to fire separations to the property line.  We feel that this is a 
subtle yet effective and ordered way to add a bit more texture to 
this facade. 

2.) We have revise the landscape design and reduced the size of 
the Arborvitae’s between residential entrances. 

3.) We have simplified the detailing of the bays by removing the 
additional beaded trim within the panel areas, this results in a more 
consistent, clean and contemporary detailing of the facade so the 
bays and entry canopies relate more effectively. 

4.) After much discussion we have removed the water table detail, 
as the grades step along the facade it seems to create a cleaner 
facade with less mis-alignment by the removal of the water table. 

5.) We have revised the wall above the overhead doors by adding 
trim and panels above them to break up the tall wall, this helps 
provide a more appropriate scale at this facade. 

 207-747-5159 

 senatorearchitecture.com 

 ryan@senatorearchitecture.com 
  
 500 Congress Street, Suite 2 
 Portland, Maine 04101 
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RYAN SENATORE ARCHITECTURE

6.) We have removed the HVAC units from the upper roof and 
relocated them to the wall up at the 4th floor deck level, as the 
renderings depict these are not visible from the street as they are 
setback from the street facades.  We are also showing HVAC units 
wall mounted between the overhead doors on the read facade, this 
location can accommodate some of the units so we will locate as 
many as possible here but some may still need to exist on the 4th 
floor wall as shown. 

7.) We have provided an image showing the Winter Street, 
streetscape directly across from the project per the board request. 

8.) We have kept the entry hood details simple and contemporary, 
these now relate more to the bay design and overall project 
detailing. 

9.) We have stepped the entry hoods across the facade to create a 
more consistent relationship to the entry doors and transom 
windows below them. 

10.) Additional renderings have been provided showing the Spring 
Street facade from both directions showing the entire facade per 
the board request. 

11.) We have revised the screen wall at the deck on the Spring 
Street facade to an open screen wall to provide a more consistent 
and less massive detail at this location. 

We look forward to discussing the project at the upcoming Historic 
Preservation Board Public Hearing. 
    
          

Sincerely, 

 
Ryan Senatore, AIA  LEED AP 

Principal

 207-747-5159 

 senatorearchitecture.com 

 ryan@senatorearchitecture.com 
  
 500 Congress Street, Suite 2 
 Portland, Maine 04101 
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COLOR  1:  CHARCOAL
COLOR  2:  WARM  NEUTRAL  -­  MATCH  BRICK

NOTE:  USE  COUNTERSUNK  FASTENERS  AT  ALL
FIBER  CEMENT  PANELS,  TYP.  -­  FILL  FASTENER
PENETRATIONS  TO  MATCH  AS  REQUIRED

FIBER  CEMENT
PANEL  AND  TRIM
BEYOND  -­  COLOR  1

FIBER  CEMENT
PANEL  AND  TRIM

BEYOND  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

METAL  DRIP  EDGE  -­  COLOR  1

5/4X  FRIEZE  AND  SOFFIT  TRIM  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

METAL  DRIP  EDGE  -­
COLOR  1

WALL-­MOUNTED  HVAC  UNITS

11
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3 8"
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'-­8
"

((REF.)  ELEV.) 149'-­2"
THIRD  FLOOR

((REF.)  ELEV.) 138'-­6"
SECOND  FLOOR

((REF.)  ELEV.) 126'-­9  5/8"
FIRST  FLOOR  (MAX.)

10
'-­8
"

((REF.)  ELEV.) 159'-­10"
TOP  OF  LOW  ROOF  BEAM

1'
-­0
"((REF.)  ELEV.) 160'-­10"

FOURTH  FLOOR

((REF.)  ELEV.)
TOP  OF  HIGH  ROOF  BEAM

10
'-­0
"

THIN  BRICK  -­  AT  BAYS  ONLY,  TYP.

FACE  BRICK

METAL  DRIP  EDGE  -­  COLOR  1

5/4X  FRIEZE  AND  SOFFIT
TRIM  -­  COLOR  1

METAL  GUARDRAIL  -­  COLOR  1

FIBER  CEMENT  PANEL  AND  TRIM  -­  COLOR  1

COLOR  1:  CHARCOAL
COLOR  2:  WARM  NEUTRAL  -­  MATCH  BRICK

NOTE:  USE  COUNTERSUNK  FASTENERS  AT  ALL
FIBER  CEMENT  PANELS,  TYP.  -­  FILL  FASTENER
PENETRATIONS  TO  MATCH  AS  REQUIRED

ARCHITECTURAL
SCREEN  -­  COLOR  1

DIVIDER  WALL  -­
COLOR  1

DIVIDER  WALL  -­  COLOR  1

POST  -­  COLOR  1

BRICK  SILL  -­  ROWLOCK  COURSE
ALUMINUM-­CLAD  WINDOW  -­  COLOR  1
BRICK  HEADER  -­  SOLDIER  COURSE

ALUMINUM-­CLAD
WINDOW  -­  COLOR  1

ALUMINUM-­CLAD
WINDOW  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

ROOFTOP  HVAC  UNITS
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11
'-­8
3 8"

10
'-­8
"

((REF.)  ELEV.) 149'-­2"
THIRD  FLOOR

((REF.)  ELEV.) 138'-­6"
SECOND  FLOOR

((REF.)  ELEV.) 126'-­9  5/8"
FIRST  FLOOR  (MAX.)

10
'-­8
"

((REF.)  ELEV.) 159'-­10"
TOP  OF  LOW  ROOF  BEAM

1'
-­0
"((REF.)  ELEV.) 160'-­10"

FOURTH  FLOOR

((REF.)  ELEV.)
TOP  OF  HIGH  ROOF  BEAM

10
'-­0
"

OVERHEAD  SECTIONAL  DOOR  -­
COLOR  1

FACE  BRICK

METAL  DRIP  EDGE  -­
COLOR  1

BRICK  SILL  -­
ROWLOCK  COURSE

ALUMINUM-­CLAD
WINDOW  -­  COLOR  1

BRICK  HEADER  -­
SOLDIER  COURSE

5/4X  FRIEZE  AND
SOFFIT  TRIM  -­  COLOR  1

METAL  GUARDRAIL  -­  COLOR  1

DIVIDER  WALL  -­  COLOR  1

FIBER  CEMENT  LAP  SIDING
AND  TRIM  -­  COLOR  2

DIVIDER  WALL  -­  COLOR  2

COLOR  1:  CHARCOAL
COLOR  2:  WARM  NEUTRAL  -­  MATCH  BRICK

NOTE:  USE  COUNTERSUNK  FASTENERS  AT  ALL
FIBER  CEMENT  PANELS,  TYP.  -­  FILL  FASTENER
PENETRATIONS  TO  MATCH  AS  REQUIRED

POST  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

5/4X  TRIM  -­  COLOR  1

BRICK  RETURN

WALL  MOUNTED  HVAC  UNITS  -­
ALTERNATIVE  LOCATION

FIBER  CEMENT  PANEL
AND  TRIM  ABOVE  GARAGE

DOORS  -­  COLOR  2

11
'-­8
3 8"

10
'-­8
"

((REF.)  ELEV.) 149'-­2"
THIRD  FLOOR

((REF.)  ELEV.) 138'-­6"
SECOND  FLOOR

((REF.)  ELEV.) 126'-­9  5/8"
FIRST  FLOOR  (MAX.)

10
'-­8
"

((REF.)  ELEV.) 159'-­10"
TOP  OF  LOW  ROOF  BEAM

1'
-­0
"((REF.)  ELEV.) 160'-­10"

FOURTH  FLOOR

((REF.)  ELEV.)
TOP  OF  HIGH  ROOF  BEAM

10
'-­0
"

FACE  BRICK

PVC  BRACKET  -­  COLOR  1

5/4X  TRIM  -­  COLOR  1

METAL  DRIP  EDGE  -­  COLOR  1

BRICK  SILL  -­  ROWLOCK  COURSE

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

BRICK  HEADER  -­  SOLDIER  COURSE

5/4X  FRIEZE  AND
SOFFIT  TRIM  -­  COLOR  1

BRICK  PAVERS  -­  SLOPE
AWAY  FROM  BUILDING,  TYP.

METAL  GUARDRAIL  -­  COLOR  1
FIBER  CEMENT  PANEL  AND  TRIM  -­  COLOR  1

COLOR  1:  CHARCOAL
COLOR  2:  WARM  NEUTRAL  -­  MATCH  BRICK

NOTE:  USE  COUNTERSUNK  FASTENERS  AT  ALL
FIBER  CEMENT  PANELS,  TYP.  -­  FILL  FASTENER
PENETRATIONS  TO  MATCH  AS  REQUIRED

DIVIDER  WALL  -­  COLOR  1

DIVIDER  WALL  -­  COLOR  2

METAL  DRIP  EDGE  -­  COLOR  1

ARCHITECTURAL
SCREEN  -­  COLOR  1

POST  -­  COLOR  1

DIVIDER  WALL  -­  COLOR  1
METAL  DRIP  EDGE  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

FIBER  CEMENT  PANEL
AND  TRIM  -­  COLOR  1

WALL  MOUNTED  HVAC  UNITS

RECESSED
BRICK  PANELS
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1 VIEW  FROM  SPRING  STREET
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3 VIEW  DOWN  SPRING  STREET
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A3/10

1 EXISTING  RETAINING  WALL

DEEP  FOUNDATION  WALL  TO  NOT
PUT  LOAD  ON  ADJACENT  RETAINING  WALL
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S1
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2 3/8"  =  1'-­0"

TYP.  EXTERIOR  WALL  SECTION  AT  REAR  DECK

11
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3 8"

10
'-­8
"

((REF.)  ELEV.) 149'-­2"
THIRD  FLOOR

((REF.)  ELEV.) 138'-­6"
SECOND  FLOOR

((REF.)  ELEV.) 126'-­9  5/8"
FIRST  FLOOR  (MAX.)

10
'-­8
"

((REF.)  ELEV.) 159'-­10"
TOP  OF  LOW  ROOF  BEAM 1'

-­0
"((REF.)  ELEV.) 160'-­10"

FOURTH  FLOOR

((REF.)  ELEV.)
TOP  OF  HIGH  ROOF  BEAM

10
'-­0
"

11
'-­8
3 8"

10
'-­8
"

((REF.)  ELEV.) 149'-­2"
THIRD  FLOOR

((REF.)  ELEV.) 138'-­6"
SECOND  FLOOR

((REF.)  ELEV.) 126'-­9  5/8"
FIRST  FLOOR  (MAX.)

10
'-­8
"

((REF.)  ELEV.) 159'-­10"
TOP  OF  LOW  ROOF  BEAM 1'

-­0
"((REF.)  ELEV.) 160'-­10"

FOURTH  FLOOR

((REF.)  ELEV.)
TOP  OF  HIGH  ROOF  BEAM

10
'-­0
"

1 3/8"  =  1'-­0"

EXTERIOR  WALL  SECTION  AT  SPRING  STREET  BAY3 3/8"  =  1'-­0"

TYP.  EXTERIOR  WALL  SECTION  AT  WINTER  STREET  ENTRY

THIN  BRICK  AT  BAYS
FACE  BRICK

METAL  DRIP  EDGE  -­  COLOR  1

5/4X6  TRIM  -­  COLOR  1
5/4X8  TRIM  -­  COLOR  1
5/4X12  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

1X4  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

PVC  BRACKET  -­  COLOR  1

1X10  TRIM  -­  COLOR  1

5/4X8  TRIM  -­  COLOR  1

1X4  TRIM  -­  COLOR  1
METAL  DRIP  EDGE  -­  COLOR  1

EPDM  MEMBRANE  ON
CANOPY  -­  COLOR  1

REGLET  AND  COUNTERFLASHING  -­
COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

1X4  TRIM  -­  COLOR  1

BRICK  SILL  -­  ROWLOCK  COURSE
FACE  BRICK

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

STEEL  ANGLE  LINTEL  -­  COLOR  1
BRICK  HEADER  -­  SOLDIER  COURSE

5/4X8  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

BRICK  SILL  -­  ROWLOCK  COURSE
FACE  BRICK

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

1X4  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

STEEL  ANGLE  LINTEL  -­  COLOR  1
BRICK  HEADER  -­  SOLDIER  COURSE

5/4X8  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

5/4X12  TRIM  -­  COLOR  1
PVC  SOFFIT  -­  COLOR  1
5/4X12  TRIM  -­  COLOR  1
5/4X8  TRIM  -­  COLOR  1
5/4X4  TRIM  -­  COLOR  1

BRICK  PAVERS  -­  SLOPE
AWAY  FROM  BUILDING

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

METAL  GUARDRAIL  -­  COLOR  1

DIVIDER  WALL  -­   716"  FIBER  CEMENT  PANEL,  PREFINISHED
DRIP  EDGE  FLASHING  CAP  AT  HEAD,  5/4X  TRIM  AT

EDGES,  1X  TRIM  AT  PANEL  JOINTS  -­  COLOR  1

5/4X6  TRIM  -­  COLOR  1
METAL  DRIP  EDGE  -­  COLOR  1

5/4X6  TRIM  -­  COLOR  1
METAL  DRIP  EDGE  -­  COLOR  1

5/4X6  TRIM  -­  COLOR  1
7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

5/4X12  TRIM  -­  COLOR  1
PVC  SOFFIT  -­  COLOR  1
5/4X12  TRIM  -­  COLOR  1
5/4X8  TRIM  -­  COLOR  1
5/4X4  TRIM  -­  COLOR  1

PROPERTY  LINE

FIBER  CEMENT  LAP  SIDING  -­  COLOR  2
5/4X8  TRIM  -­  COLOR  2

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

5/4X4  TRIM  -­  COLOR  2

7
16"  FIBER  CEMENT  LAP  SIDING  -­  COLOR  2
5/4X8  TRIM  AND  RETURN  -­  COLOR  2

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

DIVIDER  WALL  -­   716"  FIBER  CEMENT  PANEL,
5/4X  TRIM  AT  EDGES,  PREFINISHED  DRIP
EDGE  FLASHING  CAP  AT  HEAD,  1X  TRIM
AT  PANEL  JOINTS  -­  COLOR  1  AT  BUILDING
ENDS,  COLOR  2  BETWEEN  UNITS

METAL  GUARDRAIL  -­
COLOR  1

5/4X8  TRIM  -­  COLOR  1
PVC  SOFFIT  -­  COLOR  2

5/4X8  TRIM  -­  COLOR  2
FIBER  CEMENT  LAP  SIDING  -­
COLOR  2

5/4X8  TRIM  AND  RETURN  -­  COLOR  2
OVERHEAD  SECTIONAL  DOOR  -­
COLOR  1

PVC  SOFFIT  -­  COLOR  2
5/4X8  TRIM  AND  RETURN  -­  COLOR  2

ENTRY  DOOR  AND  TRANSOM  -­  COLOR  1  -­
TRANSOM  HEIGHT  VARIES  PER  UNIT

5/4X6  TRIM  -­  COLOR  2
7
16"  FIBER  CEMENT  PANEL  -­  COLOR  2

1X4  TRIM  -­  COLOR  2

SECURE  DELIVERY  BOX

1X4  TRIM  -­  COLOR  2

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  2
5/4X6  TRIM  -­  COLOR  2

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

STEEL  ANGLE  LINTEL  -­  COLOR  1
BRICK  HEADER  -­  SOLDIER  COURSE

FACE  BRICK

PVC  SOFFIT  -­  COLOR  1

5/4X8  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

5/4X4  TRIM  -­  COLOR  1

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

5/4X8  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

5/4X4  TRIM  -­  COLOR  1

ALUMINUM-­CLAD  WINDOW  -­  COLOR  1

GRANITE  SILL
FACE  BRICK

5/4X8  TRIM  -­  COLOR  1

7
16"  FIBER  CEMENT  PANEL  -­  COLOR  1

5/4X4  TRIM  -­  COLOR  1

PVC  SOFFIT  -­  COLOR  1
5/4X12  TRIM  -­  COLOR  1
5/4X8  TRIM  -­  COLOR  1
5/4X4  TRIM  -­  COLOR  1

9'
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7 8"
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1 4"
TO

  1
2'
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7 8"
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-­6
"

1'
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-­1
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-­0
"

44
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21
'-­1
3 8"

2'
-­6
"

3'
-­6
"

1'
-­8
1 4"

13
'-­5
1 8"

6'
-­0
"

10'-­2"

3'-­634"

1'-­7"

3'
-­2
"

6'
-­8
"

3'
-­0
"

7'
-­8
"

11
'-­6
1 4"

10
"

5'
-­4
"

53 4"
4'
-­1
01 2"

1'-­814"

2'
-­7
3 4"

10
1 4"

1'-­034"

NOTE:  USE  COUNTERSUNK  FASTENERS  AT  ALL
FIBER  CEMENT  PANELS,  TYP.  -­  FILL  FASTENER
PENETRATIONS  TO  MATCH  AS  REQUIRED

POST  BEYOND  -­
COLOR  1

PERIMETER  FOUNDATION  DRAIN

RADON  PERIMETER  PIPE
TIED  TO  RISER  THROUGH  ROOF  1  PER  EACH  UNIT
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11
'-­8
3 8"

((REF.)  ELEV.) 138'-­6"
SECOND  FLOOR

((REF.)  ELEV.) 126'-­9  5/8"
FIRST  FLOOR  (MAX.)

6'
-­0
"

5'
-­1
0"

5'
-­1
0"

1'
-­1
0"

2"

A3-­11

2

A3-­11

3

A3-­11

4

5'
-­1
0"

5'
-­1
0"

1'
-­1
0"

2"

PREFABRICATED
ALUMINUM  SCREEN

PREFABRICATED
ALUMINUM  SCREEN

A5-­1

3

3 1  1/2"  =  1'-­0"

BRICK  HALF  WALL  PLAN  DETAIL

3
4"  THIN  BRICK  IN  THICK  SET  MORTAR

1
2"  MORTAR  BACKER  BOARD

DRAINAGE  PLANE

5
8"  DENS-­GLASS  SHEATHING

2X6  PT  STUD  @  16"  O.C.6X6  PT  POST

THIN  BRICK
CORNER

PREFINISHED  HEMMED  EDGE
GALVANIZED  CAP  FLASHING  -­
COLOR  MATCH  BRICK

ICE  AND  WATER  SHIELD  AT  TOP  OF
WALL  -­  LAP  OVER  DRAINAGE  PLANE
AND  RUN  UP  AND  DOWN  ADJACENT
WALLS  AND  POSTS  6"  MIN.,  TYP.

3
4"  THIN  BRICK  IN  THICK  SET  MORTAR

1
2"  MORTAR  BACKER  BOARD

DRAINAGE  PLANE

5
8"  DENS-­GLASS  SHEATHING

(2)  2X6  PT  HEAD  PLATES

PREFABRICATED  ARCHITECTURAL
6063  ALUMINUM  ASSEMBLY  -­
KYNAR  500  FINISH,  BLACK

3"

4 1  1/2"  =  1'-­0"
BRICK  HALF  WALL  HEAD  SECTION  DETAIL

TURNBUCKLE  AND  CABLE  EA.  CORNER  -­
TREAT  END  FITTINGS  AS  REQD  TO
PREVENT  GALVANIC  CORROSION6"

2139
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PRIVACY
SCREEN
DETAILS

1 1/4"  =  1'-­0"

PRIVACY  SCREEN  WALL  -­  SPRING  STREET  ELEVATION
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1/4"  =  1'-­0"

EXTERIOR  DOOR  TYPES
1

TH
IC
KN

ES
S

HE
IG
HT

WI
DT

H

MA
TE

RI
AL

FIN
ISH

SIZE

SIL
L

JA
MB

HE
AD

DETAILS
GENERAL

EXTERIOR DOOR SCHEDULE

TY
PE

DO
OR

  N
O.

IN
SU

LA
TE

D

DOOR

TY
PE

MA
TE

RI
AL

TH
RE

SH
OL

D

FRAME

(M
IN
UT

ES
)

CL
OS

ER

FIR
E  R

AT
IN
G

DOOR  NOTES:

1.) ALL  EXTERIOR  GLAZING  TO  BE  LOW-­E  ARGON  FILLED  INSULATED  GLAZING  UNITS

2.) FRAME  ALL  OPENINGS  WITH  ELEVATIONS

3.) SEAL  EXTERIOR  DOORS  TO  ROUGH  OPENING  WITH  LOW  EXPANDING  FOAM  
INSULATION  -­  SEE  DETAILS

4.) ALL  DOOR  HARDWARE  TO  BE  'LEVER'  TYPE

5.) ALL  EXTERIOR  DOORS  TO  BE  WEATHERSTRIPPED

6.) ALL  DOORS  TO  HAVE  SOLID  CORES

F.O
.B.

  AC
CE

SS
1 2

2"

2" 2"

STEELWOOD  CASED

KEY

GL-­1 INSULATED  CLEAR  TEMPERED  GLAZING

GL-­2

GL-­3

FIRE  RATED  INSULATED  GLAZING

GLAZING  TYPE

CLEAR  TEMPERED  GLASS

GL-­4 CLEAR  INSULATED  TEMPERED  GLASS

GL-­5 FIRE  RATED  GLAZING

FRAME  TYPES:

GLAZING SCHEDULE

REMARKS

HARDWARE  KEY
MLS  -­  MORTISE  LOCK  SET
LS    -­  LOCK  SET
PR    -­  PRIVACY  SET
PS    -­  PASSAGE  SET
LP    -­  LEVER  PULL
PH  -­  PEEPHOLE  LENSE

MATERIALS    KEY
AL  -­  ALUMINUM
FB  -­  FIBERGLASS
MTL  -­  METAL
STL  -­  STEEL
WD  -­  WOOD

FINISH  KEY
PTD  -­  PAINTED
ANO  -­  ANODIZED  ALUMINUM
STN  -­  STAINED

SUB-­FLOOR
ELEVATION

000.1 A 3'-­0" 7'-­0" 1  3/4" STL PTD Y 2 STL -­ -­ -­ -­ Y 60 -­ 1  HR  FIRE  RATED  DOOR  WITH  PANIC  AND  LATCHING  HARDWARE

A  -­   SOLID  DOOR

100.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­

B  -­   DOOR  WITH  LITE D  -­   OVERHEAD  SECTIONAL  DOORC  -­   FULL  GLASS  SLIDER

V
A
R
.

5"
2'
-­3
"

5"5"

5"5" 5" 5"

5"
10
"

101.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
125.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
140.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

200.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
201.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
225.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
240.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

300.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
301.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
325.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
340.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

400.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
401.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
425.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
440.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

500.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
501.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
525.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
540.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

600.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
601.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
625.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
640.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

700.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
701.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
725.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
740.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

800.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
801.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
825.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
840.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­

900.1 D 8'-­0" 16'-­0" -­ STL PTD Y -­ STL -­ -­ -­ -­ -­ -­ -­ -­
901.1 B 3'-­0" 7'-­0" -­ AL PTD Y -­ AL AL -­ -­ -­ Y -­ -­ -­
925.1 C 6'-­0" 8'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
940.1 C 6'-­0" 7'-­0" -­ AL PTD Y 2 AL AL -­ -­ -­ -­ -­ -­ -­
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WINDOW SCHEDULE

AC
TIO

N

KE
Y

ROUGH
OPENING
(WxH)  VIF HE

AD

JA
MB

SIL
L

DETAILS

R.
O.
  H
EA

D
HE

IG
HT

  FR
OM

SU
B  F

LO
OR

REMARKSMA
TE

RI
AL

FIN
ISH

FOR  TEMPERED  GLASS  LOCATIONS  SEE  WINDOW  ELEVATION  TYPES
FOR  MASONRY  OPENING  DIMENSIONS  COORDINATE  COURSING  WITH  EXTERIOR  ELEVATION  SHEETS  AND
PLAN  AND  SECTION  DETAIL  SHEETS

5/4  WOOD  SILL  EXTENSION  WITH
EASED  EDGES,  PRIMED  AND
PAINTED,  COLOR  BY  ARCHITECT.

1  X  4  WOOD  APRON  TRIM,  WITH
EASED  EDGES,  PRIMED  AND
PAINTED,  COLOR  BY  ARCHITECT.

GWB  RETURNS  AT  WINDOW  HEAD
AND  JAMBS

WINDOW  UNIT

NOT  TO  SCALE

TYPICAL  WINDOW  TRIM  WITHIN  DWELLING  UNIT
2

  *

  WINDOW  NOTES:

1.)  COORDINATE  AND  ADJUST  ROUGH  OPENING  DIMENSIONS  TO  ACCOMMODATE  SILL  PAN  FLASHING  SYSTEM

2.)  ALL  WINDOW  UNITS  AND  MULTI-­WINDOW  UNIT  COMBINATIONS  TO  MEET  OR  EXCEED  DP-­50  RATINGS  FOR  BOTH  STRUCTURAL  AND  WATER

2.)  PROVIDE  MULL  REINFORCING  AT  ALL  MULTI-­UNIT  WINDOWS  AS  REQUIRED  TO  ACHIEVE  DP-­50  RATING,  WITH  INSTALLATION  BRACKETS

3.)  FULL  SCREENS  ALL  OPENINGS

4.)  CONTRACTOR  TO  VERIFY  THAT  ALL  EGRESS  OPENINGS  MEET  EGRESS  REQUIREMENTS

5.)  ALL  GLAZING  LOCATED  WITHIN  18"  OF  FINISHED  FLOOR  TO  BE  TEMPERED  GLASS

6.)  ALL  EXTERIOR  GLAZING  TO  BE  INSULATED

7.)  FRAME  ALL  OPENINGS  WITH  ELEVATIONS

8.)  SEAL  WINDOW  TO  ROUGH  OPENING  WITH  LOW  EXPANDING  FOAMINSULATION  -­  SEE  DETAILS

C DH 2'-­8"  X  5'-­8" 8'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER

1/4"  =  1'-­0"

WINDOW  TYPES
1

T          =  TEMPERED  GLASS

FG    =  FIBERGLASS

AL      =  ALUMINUM

DH    =  DOUBLE  HUNG

AW  =  AWNING

LV    =  LOUVER

F        =  FIXED

GL  =  GLIDER

  WINDOW  SCHEDULE  LEGEND

SUB-­FLOOR
ELEVATION

C DOUBLE  HUNG C' DOUBLE  HUNG E DOUBLE  HUNG H CASEMENT J DOUBLE  HUNG K CASEMENTB DOUBLE  HUNG F DOUBLE  HUNG
EGRESS

D DOUBLE  HUNG G DOUBLE  HUNG
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-­8
"
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"
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"
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"
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"

V
A
R
.

V
A
R
.
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-­8
"

6"
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-­2
"

6'-­4"
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-­8
"

6"
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-­2
"

9'-­6"

7'
-­8
"

6"
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-­2
"

2'-­4"

4'
-­4
"

3'
-­1
0"

8'
-­2
"

9'-­6"

6'
-­8
"

1'
-­6
"

8'
-­2
"

3'-­0"

6'
-­8

1 2
"

51
2"

7'
-­2
"

3'-­0"

3'
-­8

1 2
"

3'
-­5

1 2
"

7'
-­2
"

C' DH 2'-­8"  X  5'-­8" 8'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER  -­  PROVIDE  FROSTED  GLASS  COATING  ON  LOWER  SASH

B DH 6'-­4"  X  5'-­4" VAR. -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER

E DH 2'-­8"  X  7'-­10" 8'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER  -­  PROVIDE  SASH  PULL  FOR  LOWER  SASH
F DH 6'-­4"  X  7'-­10" 8'-­2" -­ -­ -­ AL/WD -­ EGRESS  WINDOW  -­  NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER,  OPENING  CONTROL  DEVICE  -­  PROVIDE  SASH  PULLS  FOR  LOWER  SASHES
G DH 9'-­6"  X  7'-­10" 8'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER  -­  PROVIDE  SASH  PULLS  AND  FROSTED  GLASS  COATING  ON  LOWER  SASHES

D DH 9'-­6"  X  6'-­8" 8'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER  -­  PROVIDE  SASH  PULLS  FOR  LOWER  SASHES

J DH 3'-­0"  X  6'-­8  1/2" 7'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  SIMULATED  DIVIDED  LITES,  4"  SASH  LIMITER  -­  PROVIDE  SASH  PULL  FOR  LOWER  SASH
H C 2'-­4"  X  4'-­4" 8'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  2-­1/4"  SIMULATED  CHECK  RAIL,  SIMULATED  DIVIDED  LITES

K C 3'-­0"  X  3'-­8  1/2" 7'-­2" -­ -­ -­ AL/WD -­ NAILING  FLANGE,  2-­1/4"  SIMULATED  CHECK  RAIL,  SIMULATED  DIVIDED  LITES
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PREPARED PLANTING
MIX 18" DEPTH UNLESS
OTHERWISE SPECIFIED

MULCH, MINI-NUGGET,
2" DEPTH UNLESS
OTHERWISE SPECIFIED

LOOSEN SOIL AROUND ROOTS
PRIOR TO PLANTING

2 TIMES ROOT
BALL DIAMETER

UPRIGHT STAKES

TREE WRAP - 30 % OVERLAP
TO SECOND BRANCHES.
REMOVE IN SPRING. (OMIT
TREE WRAP ON ASPEN)

FIRMLY FORMED SAUCER (USE
TOPSOIL).  ANGLE OF REPOSE
VARIES WITH STEEPNESS OF
SLOPE AND SOIL TYPE (WHERE
DIRECTED ONLY).
TWINE, ROPE, BURLAP & WIRE REMOVED
FROM TOP HALF OF ROOT BALL.
(REMOVE NON-BIODEGRADABLE ROPE &
BURLAP FROM ENTIRE ROOT BALL.)
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TREE FABRIC W/ GROMMETS
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176 Vaughan Street – Roofing Project Description, January 4, 2022 

 

This property currently has a slate roof that is severely damaged and needs to be redone. The customer 
and Southers Construction have decided and are under contract to replace the roof with asphalt 
shingles. In speaking with Rob we know before action is taken we need to get approval from the historic 
division. We are concerned with the current structure and know it need to be replaced as there is clear 
damage to the material and the current slate has pieces falling off the home. We would be open to 
installing any sort of synthetic slate material or eco slate, but the home owner does not want to do 
anything besides asphalt shingles. We use Owens Corning Architectural shingles and are open to any 
color deemed necessary. Our priority is getting a new roof on this home for the protection of the 
homeowners, and we believe their best option is asphalt shingles. There are multiple homes on the road 
that have asphalt shingles currently- assuming those were slate before, our question to you would be 
why would this property be under different rules then their neighbors? Thank you for your time and 
consideration, we look forward to discussing with you! 
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July 29, 2021 
 
Tessa Anable 
176 Vaughn Street 
Portland, ME, 04101 
 
RE: 176 Vaughn Street 
       Portland, ME, 04101 
 
Ms. Anable, 
 
We propose to furnish all labor, material, and equipment necessary to perform the following work 

at your facility in Portland, Maine for the sum of: 

OPTION#1: SLATE ROOF SYSTEM: SEVENTY-NINE THOUSAND SEVEN HUNDRED DOLLARS 
($79,700.00) 
 
The following work in Option #1 (Slate Roof System) on the Vaughn Street facing elevation shall be 
completed in accordance with the following outline specification.  
 

1. We shall remove the existing roof system(s) and contiguous flashing(s) so as to expose the 
existing substrate. If any of the existing substrate is found to be deteriorated it shall be 
replaced by your forces or by our forces on a time and material basis. 

2. Over the existing roof deck, we shall provide a high temperature self-adhered ice and water 
shield underlayment over the entire area. 

3. Over the underlayment, we shall provide a Vermont Slate Company Unfading Gray/ Green 
Slate roof system (to match as closely as possible to the existing) per manufacturer’s 
specifications. Proposed size of the new slate tiles is 18” x 12” x ¼-3/8”. 

4. New eave, rake, ridge and step flashings shall be shop fabricated from 16 oz plain copper. 
5. New valley flashings shall be shop fabricated from 20 oz plain copper. 
6. At the completion of the project, we shall issue our Hahnel Bros Co 2-year warranty of 

workmanship. 
7. All debris created by this work shall be cleaned daily with a final cleanup and removal from 

the premises at the completion of the job. 
 

OPTION #2: ECOSTAR SYNTHETIC MAJESTIC SLATE ROOF SYSTEM: SEVENTY THOUSAND NINE 
HUNDRED DOLLARS ($70,900.00) 

 
The following work in Option #2 (Synthetic Slate Roof System) on the Vaughn Street facing 
elevation shall be completed in accordance with the following outline specification.  
 

Page 66



2  

 

1. We shall remove the existing roof system(s) and contiguous flashing(s) so as to expose the 
existing substrate. If any of the existing substrate is found to be deteriorated it shall be 
replaced by your forces or by our forces on a time and material basis. 

2. Over the existing roof deck, we shall provide a high temperature self-adhered ice and water 
shield underlayment over the entire area. 

3. Over the underlayment, we shall provide a Ecostar Majestic Slate roof system per 
manufacturer’s specifications. Profile shall be the traditional 12”. Color shall match as 
closely as possible to the existing. 

4. New eave, rake, ridge and step flashings shall be shop fabricated from 16 oz plain copper. 
5. New valley flashings shall be shop fabricated from 20 oz plain copper. 
6. At the completion of the project, we shall issue our Hahnel Bros Co 2-year warranty of 

workmanship. 
7. All debris created by this work shall be cleaned daily with a final cleanup and removal from 

the premises at the completion of the job. 
 

OPTION #3: T&M (TIME & MATERIAL) REPLACEMENT OF MISSING AND/ OR BROKEN SLATE 
TILES ON TURRET SLATE ROOF AREA:  
LABOR: $63.00/ HOUR 
EQUIPMENT: AERIAL LIFT RENTAL FOR ACCESS: $1,400.00/ DAY 
MATERIAL: SLATE TILE REPLACEMENT: $25.00/ EACH  

 
 

Exclusions: 
1. Existing dormer wall slate. (3 walls) 
2. Existing turret Slate Roof System. 
3. Asphalt Shingle Roof Areas. 
4. Flat Porch Roof Areas. 
5. Gutters & downspouts. 

 
Please Note: 

A.) Our proposal is based on performing this work in 2nd quarter of 2022, when we have crew 
and material availability.  

B.) Application temperatures of Ecostar Majestic Slate must be a minimum of 45 degrees 
Fahrenheit.  

C.) Contractor’s bid expires fifteen (15) days after the date stated on the bid unless otherwise 
agreed if not withdrawn prior to acceptance. 

D.) Our payment terms are Net 30-No discounts.  
E.) Any snow and ice removal has not been included in the above proposal.  Any required snow 

or ice removal will be provided at an additional cost based upon our standard labor rates.  
F.) The above proposal was prepared under the assumption that the existing roof does not 

contain any hazardous materials such as asbestos.  
G.) Interior Protection: Customer acknowledges that tear-off of existing roofing materials and 

reroofing of an existing building may cause disturbance, dust, or debris to fall into the 
interior. Customer agrees to remove or protect property directly below that roof in order to 
minimize potential interior damage. Roofing contractor shall not be responsible for 
disturbance, damage, and cleanup, loss of use, or loss to interior property that Customer did 
not remove or protect prior to commencement and during the course of the roofing tear-off 
and reroofing operations. Customer shall notify tenants and building occupants of reroofing 
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and the need to provide protection underneath areas being reroofed. Customer agrees to 
hold roofing contractor harmless from claims of tenants and occupants who were not so 
notified and did not provide protection. 

H.) The roofing industry is currently experiencing price volatility with copper. Due to market 
fluctuations the price of copper is subject to sudden significant changes and firm prices 
cannot be obtained from suppliers. If at the time of purchase there is an increase in the 
price of the copper charged to Hahnel Bros. Co., the price(s) set forth in this proposal shall 
be increased to reflect the additional cost. 

I.) This proposal shall become a part, in its entirety, of any contract we may enter into for this 
project. 

J.) If you wish for us to proceed with this work, please select which option(s) below and 
forward to us a signed copy of this proposal as soon as possible so we can schedule this 
project and order the necessary materials in a timely manner. Upon receipt of the signed 
proposal we shall forward you our State mandated standard contract. This contract must be 
executed prior to the start of any work. 

 
 
If you have any questions or concerns regarding this proposal, please feel free to contact us. 
 
 
Sincerely, 
Hahnel Bros. Co. 

Ryan A Diehl 

Ryan A Diehl 
Project Manager/ Estimator 
 

 
{  } OPTION #1: SLATE ROOF SYSTEM 
 
{  } OPTION #2: SYNTHETIC SLATE ROOF SYSTEM 
 
{  } OPTION #3: TURRET SLATE ROOF REPAIRS 
 
 
 
 
 
 
 
Proposal Accepted:___________________________________________________Date:_____________  
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
WORKSHOP 

54 YORK STREET 
 

 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Rob Wiener, Historic Preservation Compliance Coordinator 
DATE:   February 11, 2022 
RE:   February 16, 2022      WORKSHOP – Preliminary Review of Proposed   
       Exterior Alterations - HPBR-001914-2022          
 
Address:      54 York Street  
     
Applicants:     Jay Hibbard, 54 York, LLC 
 
Project Architect:    Patrick Boothe & Josh Jacques, Caleb Johnson Studio 
 
Historic Consultant:    Scott Hanson, McRostie Historic Advisors, LLC 
 
A sign announcing the Historic Preservation Board’s meeting on February 16, 2022 was 
posted at the property on 2/3/2022.  A legal ad was published in the Portland Press Herald 
on 2/4/22, and 231 notices were sent to neighboring property owners within 500 feet of the 
subject property. 
 
Introduction 
 
On behalf of owner Jay Hibbard of 54 York LLC, architects Patrick Boothe and Josh 
Jacques of Caleb Johnson Studio have requested a preliminary review of plans for the 
adaptive reuse of 54 York Street.  This distinctive, two-story (three-story in the rear) brick 
manufacturing building was constructed in several phases beginning in 1874, at the corner 
of York and Maple Streets.  It is a contributing building in the Waterfront Historic District, 
and is to be redeveloped into two commercial spaces and fourteen residential units with 
the assistance of historic tax credits.  The change of use and major site plan review will go 
before the Planning Board this coming March. 
 
Most prominently known as the McDonald Manufacturing Building, it housed a millwork 
and window factory until the late 1920’s and was owned by the Rufus Deering Lumber 
Company for many years.  Its most recent use was as the home for several years of the 
Baxter Academy, a Portland charter school.  Unity College’s plan to continue the use as an 
educational building did not materialize, and 54 York LLC acquired the building in 2021. 
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 Mr. Hibbard worked with HP staff in 2021 to permit work to begin on the exterior 
masonry.  Masonry preservation consultants had determined that the old and varied brick 
(some of it quite soft) needed to be stripped of the many coats of paint that had been 
applied over many decades, in order to adequately repair and make weatherproof the 
exterior walls. 
 
The architects have submitted a summary description of the project as well as a set of 
drawings with photos and renderings of the building.  The drawing set also includes the 
1924 tax photo and exterior lighting plans that were developed for the site plan review.  
Staff includes with the packet additional photos of existing conditions, the 1992 
architectural description (Portland Historic Resources Inventory,) an evaluation of the 
exterior masonry, and the site plan submitted for the site plan review. 
 
Subject Property 
 
Constructed in 1874, this manufacturing structure was at the end of the rail yard that lay 
on the south side of western York Street.    Later bought by C.J. McDonald and Rufus 
Deering, it housed a wood sash and molding factory from 1888 to 1927.  
 
The two-story brick building with a full, daylight lower level facing toward Commercial 
Street, shares a number of general characteristics with other commercial structures in the 
northwest corner of the Portland Waterfront Historic District, but this property has simple 
yet distinctive brick details.  The area is generally characterized by warehouses and 
industrial buildings intermixed with residential structures that housed the employees of 
the various industries.  Although the brick industrial buildings are fairly spartan, they 
were nonetheless designed with considerable attention to detail and proportion, and they 
contribute to the overall character of the district.   
 
The rounded corner at York and Maple Streets is a distinctive feature.  The form and 
architectural organization of the building are largely intact; they show evidence of long-
ago additions on the southeast and northwest ends, and variations in the fenestration 
patterns possibly indicate loading openings.  All of the windows and building entrances 
have been replaced over time.   
 
The building was also painted, which distinguishes this property from others in its 
vicinity.  Though there is not certainty about the original finish, a 2021 evaluation by 
Masonry Preservation Associates suggested that a whitewash-type of weatherproofing 
may have been applied at construction or soon thereafter.  Now that much of the paint has 
been stripped, Mr. Hibbard reports that Pete Chavonelle of MPA thinks perhaps the brick 
was originally unpainted.  (See Attachment 3.) 
 
The lone, massive, square chimney, towering over York Street at the middle front of the 
building, is a distinctive feature that is currently unused.  Rufus Deering Company 
applied to the Historic Preservation Board in 2013 to remove the chimney, but it was 
found to be a character-defining-feature and the application was denied.  Staff also notes 
that two windows on the York Street face are directly in front of the chimney.  The 
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existing windows have clear glass, and a black-painted panel behind the window. 
 
In 2013 the Board also reviewed several changes to window and door openings, mostly 
on the rear (southeast, opposite York Street,) and southwest (opposite Maple Street) sides 
of the lower level.  After a brief period when the lower level served as the lumber yard’s 
kitchen and millwork showroom, further altered openings served the Baxter Academy 
during its tenancy. 
 
Proposed Alterations 
 
Please see the project description in the cover letter provided by the architects. 
Staff notes on the Scope of Work: 
   

• The existing aluminum windows at the building are all replacements; there are no 
original windows. 

• Mr. Hibbard and Mr. Hanson have communicated with HP staff and with Mike 
Johnson of the Maine Historic Preservation Commission in reference to window 
choices and the historic tax credit application. 

• Because the building was built in several phases, window types and configurations 
appear to have varied in the past.  The proposed variety of windows reflects the 
building’s evolution, and has resulted from the above-mentioned discussions about 
the documented history and appearance of the property.  It is hoped that Mr. 
Hanson will either be present to speak about the window design, or provide a 
narrative. 

• For the most part, new window openings and historic freight openings that have 
become windows are to be distinguished by having undivided glazing.  One 
exception is the new window facing Maple Street that is proposed to take the place 
of the relocated egress door, which matches neighboring windows on the 
elevation. 

• Plans call for relocating the egress door on the Maple Street elevation, and 
modifying the existing metal stairs.  A new window is to be added in the former 
door location. 

• On the rear (southeast, facing toward Commercial Street) elevation, openings for 
doors and windows appear to have been altered in the past, perhaps a number of 
times.  The current proposal eliminates several masonry arches at existing 
openings, keeping only the easternmost arch with a triple rectangular window 
below it.  The lower level space at the southeast corner is to house a commercial 
or retail tenant, while at the other end of the façade, away from Maple Street, the 
rooms will house amenities and service functions for the residential tenants. 

• New window openings are also planned for the southwest side of the building, 
opposite Maple Street, which is the least visible of all sides. 

• Staff has been informed by Mr. Hibbard that a staircase shown on the site plan is 
now going to be eliminated. 

• It is unclear at this time how the wall in the recessed main entry on York Street will 
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be finished.  It was a painted panel in a 2019 Google street view, which may be 
retained.  The proposed elevation shows horizontal siding, but final details are to be 
determined. 

• A lighting plan is included with the drawings, showing contemporary / industrial-
styled hooded fixtures over the rear doors, several bollards in the interior alley on 
the side opposite Maple Street, and wall-washing fixtures aimed downward over the 
original part (closer to York Street) of the Maple Street elevation, including the fire 
escape stairs.  It appears that the recessed entries facing York Street will be 
illuminated from the ground, within the recess. 

• The existing rooftop mechanical units are to be removed.  New proposed units are 
to be approximately 54” high above the roof surface, according to the applicants.  
Thus far, the architect believes the outdoor units will not be visible from the 
locations for which street views were prepared. 

 
Staff Comments 
 
The revitalization of this distinctive property is an important and exciting opportunity for 
the western part of the Waterfront Historic District.  Staff expects that although more 
details may be needed for a final review and approval, the Board will be generally 
supportive of the proposed project.  Because a tax credit application is being filed, the 
consultations with Mr. Hanson and the scrutiny of the plans by Maine Historic Preservation 
Commission and the National Park Service mean that considerable attention is being paid 
to the Standards for Alterations to Historic Buildings.  Nonetheless, Board members should 
feel free to comment on the proposed plans and their consistency with the Standards. 
 
Staff raises several comments and questions for consideration: 

• A final determination will need to be made as to whether the exterior brick is to be 
repainted, or will require some alternate form of weatherproofing that is clear. 

• There is no indication yet of a plan for signs to identify the building, or signs for 
commercial tenants. 

• Staff believes it is possible that the proposed rooftop mechanicals may have some 
visibility from some street angles.  The height of the proposed units is projected to 
be approximately 54” above the roof, and a limited number of street views were 
included with the preliminary plans.  The Board may want to consider whether 
screening of some sort may be needed, and whether additional renderings are 
warranted. 

• It is noted that the variety of window types seen on the elevations, designed in 
consideration of differentiation of new openings, freight openings, and later 
additions, makes for a somewhat irregular pattern of fenestration.  It appears to be 
what is needed to satisfy the review standards; staff does not know whether 
alternate, more subtle ways of communicating the distinctions between the 
openings can be found, but it must be assumed that the consultant, the owner, the 
architect, and the state Preservation Commission reviewer have examined the 
options in some detail. 
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• A bank of electric meters is shown facing the northwest alley – a minimally visible 
location.  Staff wonders whether other utilities, such as gas meters can be similarly 
tucked away. 

• Staff encourages the Board to comment on the lighting plan, which is scrutinized 
also by the Planning Board for adherence to technical standards.  For the HP 
Board’s review particular attention might be appropriate for the design of fixtures 
and the proposal to partially light the wall facing Maple Street. 

• It is unclear from the site plan whether any temporary parking or pull-off space is 
planned behind the building (southeast side,) off of Maple Street. 

 
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 
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,  
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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. Cover letter from the architect 
2. Drawings, photos, renderings 
3. Preliminary assessment of masonry from Masonry Preservation Associates 
4. Additional photos - existing conditions 
5. Property description (1992 Historic Resources Inventory) 
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 2/1/2022 

 Deb Andrews 
 Historic Preservation Program Manager 
 City of Portland 
 389 Congress Street 
 Portland, Maine 04101 

 RE:  54 York Street 
 Application for Historic Preservation Board Major Projects Review 

 Ms. Andrews: 

 The owner of 54 York Street, a three story building within the Old Port Historic District, is 
 proposing interior renovations to convert the building into 2 commercial units and 14 
 residential units. The building is formerly the McDonald Manufactring Company, which we 
 understand to be primarily in the business of wood milling. 

 The project intends to utilize historic tax credits and a historic consultant is on board to 
 assist in the project predevelopment and design efforts. 

 We have provided preliminary design drawings including plans and elevations as well as 3D 
 views and sight line studies from York and Maple Streets for the Board’s consideration. New 
 additions beyondd the building volume are limited to a proposed elevator pop-up and 
 mechanical equipment, all of which are not visible from the public way. 

 All current windows are not original. These windows will be replaced with period appropriate 
 windows and detailing. Openings that were not originally windows (i.e. former hoistway 
 openings or doors at upper floors primarily along York Street) are proposed to use non 
 divided lites as a way to distinguish these openings. All other limited propsed new openings 
 (primarily along the narrow space between building’s on the south side) also follow this 
 design logic. 

 We look forward to further questions and considerations with Staff and Board reviews. 

 Sincerely, 

 Patrick Boothe, AIA of Caleb Johnson Studio 
 ME Licensed Architect ARC #4204 
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1ST FLOOR GROSS AREA = 7590sf

UNIT 02 (ADU)
755 sq ft

2BR / 1BA

UNIT 01 (ADU)
402 sq ft

STUDIO/ 1 BATH

UNIT 03
765 sq ft

1BR+ / 1BA

UNIT 04 (ADU)
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1BR / 1BA

UNIT 05
970 sq ft

2BR / 1BA

UNIT 06 (ADU)
644 sq ft

1BR / 1BA
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3RD FLOOR GROSS AREA = 7590sf
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EXIT STAIR #1
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N

139.99' N 41° 50' 44" E

85.00' S 48° 9' 16" E

88.59'S 41° 50' 44" W

99.33' N 79° 19' 6" W

2
A-202

1
A-201

1
A-202

2
A-201

NEW SKYLIGHTS

NEW SKYLIGHTS
ELEVATOR OVER-RUN

OUTDOOR HVAC UNITS
ON MIN 2'-0" STAND, TYP
OF 17

SCALE: 3/16" =    1'-0"
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1ST FLOOR
±0"

1ST FLOOR
±0"

2ND FLOOR
+11'-11"

2ND FLOOR
+11'-11"

T.O. BUILDING
+24'-1"

T.O. BUILDING
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M
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NEW WINDOW
OPENING

LOWER LEVEL
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'-7

"
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1"

12
'-2

"

W-21 W-21 W-21 W-21
W-22 W-22 W-22 W-22 W-22 W-28 W-27 W-26
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X02

NEW WINDOW TO
MATCH ADJACENT
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THESE PHOTOS WERE
TAKEN ON 2/1/2020

PORTION TO BE CLEANED

SIDE BY SIDE COMPARISON

PAINTED BRICK DETAIL

DETAIL OF CLEANED BRICK

CLEANED BRICK FACADE
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5
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SCALE: 3"       =    1'-0"
1

SECTION DETAIL - SKYLIGHT CURB
0 3'' 6'' 9''SCALE: 3"       =    1'-0"

7
WINDOW JAMB DETAIL @ MASONRY WALL

0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
10

WINDOW SILL DETAIL @ MASONRY WALL
0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
12

WINDOW HEAD DETAIL @ MASONRY WALL
0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
11

WINDOW DETAIL @ CHECK RAIL
0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
4

WINDOW SILL DETAIL @ FURRED WALL
0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
5

WINDOW HEAD DETAIL @ FURRED WALL
0 3'' 6'' 9''

SCALE: 3"       =    1'-0"
6

WINDOW JAMB DETAIL @ FURRED WALL
0 3'' 6'' 9''

SCALE: 1 1/2"=    1'-0"
2

PROPOSED WINDOW TRIM ELEVATION
0 6'' 12'' 18''
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General

Demolition

Architectural

G-000

G-001

G-002

G-003

G-004

G-005

G-006

AD-100

AD-101

AD-102

AD-103

A-100

A-100a

A-101

A-101a

A-101b

A-101c

A-102

A-102a

A-102b

A-102c

A-102d

A-102e

A-103

A-110

A-111

A-112

A-120

A-121

A-122

A-201

A-202

A-203

A-301

A-401

A-402

A-403

A-501

A-503

COVER SHEET

CODE ANALYSIS & LIFE SAFETY

LIFE SAFETY

1924 PHOTO (FOR REFERENCE ONLY)

HISTORIC: VIEW STUDY

OUTLINE SPECIFICATIONS

OUTLINE SPECIFICATIONS

LOWER LEVEL DEMO PLAN

1ST FLOOR DEMO PLAN

2ND FLOOR DEMO PLAN

ROOF DEMO PLAN

LOWER LEVEL FLOOR PLAN

ENLARGED LOWER FLOOR PLAN

1ST FLOOR PLAN

ENLARGED 1ST FLOOR PLAN

ENLARGED 1ST FLOOR PLAN

ENLARGED 1ST FLOOR PLAN

2ND FLOOR PLAN

ENLARGED 2ND FLOOR PLAN

ENLARGED 2ND FLOOR PLAN

ENLARGED 2ND FLOOR PLAN

ENLARGED 2ND FLOOR PLAN

ENLARGED 2ND FLOOR PLAN

ROOF PLAN

LOWER LEVEL RCP

1ST FLOOR RCP

2ND FLOOR RCP

LOWER LEVEL FINISH PLAN

1ST FLOOR FINISH PLAN

2ND FLOOR FINISH PLAN

BUILDING ELEVATIONS

BUILDING ELEVATIONS

PHOTOS OF EXISTING AND RESTORED…

BUILDING SECTIONS

ENLARGED ELEVATIONS - KITCHENS

ENLARGED ELEVATIONS - KITCHENS

ENLARGED PLANS - NEW EXIT STAIR

WINDOW DETAILS

DETAILS

A

#DrgID
#LayID

3'-101/2"

REF

#DrgID

#DrgID

#DrgID

#DrgID #LayID

1
A-301

1
A-303

#DrgID
#LayID

X

 A1

X

XX-1

XXX-1

10'-0"

SYMBOL LEGEND

PROPERTY LINE

FLOOR HEIGHT

Tagged Fixture

GRID LINE

PLUMBING TAG

ROOM MARKER

STORY ELEVATION
REF

COMMON ABBREVIATIONS

ABV Above
ACT Acoustic Ceiling Tile
AD  Area Drain
ADJ Adjustable
AFF Above Finished Floor
ALUM Aluminum
ALT Alternate
APPROX Approximate
ANOD Anodized

BLDG Building
BLKG Blocking
B.O. Bottom of
BLKHD Bulkhead

CAB Cabinet
CIP Cast in Place
CEO Code Enforcement Oǅcer
CFCI Contractor Furnished,
 Contractor Installed
CLG Ceiling
CLR Clear
CMU Concrete Masonry Unit
COL Column
CONC Concrete
CONT Continuous
CPT Carpet
CT Ceramic Tile
CTR Center

DBL Double
DIA Diameter
DIM(S) Dimension(s)
DN Down
DR Door
DW Dishwasher
DWG Drawing

EA Each
EL Elevation
ELEC Electrical
ELEV Elevator
EOS Edge of Slab
EQ Equal
ETR Existing to Remain
EQUIP Equipment
EXT Exterior

FA Fire Alarm
FAP Fire Annunciator Panel
FD  Floor Drain
FE Fire Extinguisher
FEC Fire Extinguisher Cabinet
FH Fire Hydrant
FLR Floor
FT Feet

GA Gauge
GAL Gallon
GALV Galvanized
GL Glass
GYP Gypsum Board
GWB Gypsum Wall Board

HT Height
HM Hollow Metal
HORIZ Horizontal
HWH Hot Water Heater

IBC International Building Code
ID Inside Diameter
IECC International Energy
 Conservation Code
INSUL Insulation
INT Interior
IRC International Residential Code

MAX Maximum
MECH Mechanical
MIN Minimum
MISC Misc
MO Masonry Opening
MTL Metal
MUBEC Maine Uniform Building
 and Energy Code

NIC Not in Contract

OC On Center
OFCI  Owner Furnished,
 Contractor Installed

PCC Pre-Cast Concrete
PLUMB Plumbing
PLY Plywood
PNT Paint
PT Pressure-Treated
PSF Pounds per square foot
PSI Pounds per square inch

RBR Rubber
RCP Reǈected Ceiling Plan
REQ Required
RM Room

SIM Similar
SPEC SpeciǇed or SpeciǇcation
SPK Sprinkler
SS Stainless Steel
STC Sound Transmission Coeǅcient
STL Steel
STRUCT Structural

TELE Telephone
TO Top of
TOS Top of Slab/Structure
TOFF Top of Finish Floor
TYP Typical

UNO Unless Noted Otherwise

VIF Verify in Field

W/ With
WD Wood

Brick - Section

Concrete - CIP

Metal - Aluminum

Metal - Steel

Earth

Gypsum

Not in Contract

Insulation - Batt

Insulation - Rigid

Plywood

Gravel

Wood - End Grain

Brick - Elevation

MATERIAL LEGEND

Concrete - Block

Vegetation

GENERAL NOTES:

1. Contractor will review all drawings and speciǇcations and conǇrm any unclear Information
with the Architect before proceeding. Sheets are not to be separated when distributed to
subcontractors in order to maintain contextual information.

2. Contractor is responsible for the construction of a complete weather tight building within
the scope of the construction documents. If contractor feels conformance with the
construction documents is in conǈict with this goal he shall discuss conǈicts with Architect.

3. Contractor is responsible for coordinating and supervising all sub-contractors.
Workmanship standards shall be those generally accepted for high-end construction.
Contractor warranties all work for a minimum of one year from Ǉnal completion of job. Other
explicit warranties may be in addition to above.

BEDROOM

202

1 sq ft

Sheet Number
Drawing Number

Drawing Number
Sheet Number

FINISH TAG

EQUIPMENT TAG

Room Name

Room Number

Net Interior Area

Door

DOOR TAG

Window

WINDOW TAG

WALL TAG

Wall

Drawing Number

Sheet Number

XX-1

Sheet Number

Drawing Number

Tagged Fixture

Height above
reference ǈoor

Surface Material

Sheet Number

Drawing Number

BUILDING SECTION MARKER

ELEVATION MARKER

INTERIOR ELEVATION
MARKER

PROJECT TAGS
Refer to Schedules

DIMENSION LINE

BREAK LINE

WALL SECTION MARKER

CEILINGS

DETAIL MARKER

QUICK BUILDING STATS

Construction Type:  III-B (IBC) / III-000 (NFPA)
Occupancy Type:  Mixed-Use, Separated
   Primary:  R-2 / New Apartments
   Secondary:    M / New Mercantile
   Other:  S-2 / Storage  

Dwelling Units:  14 (4 ADU)
Building Height:   26'-2" +/- to top of roof
    
Sprinkler System:   New NFPA 13 System Proposed (See Code Review)
Mixed-Use:   Yes, Separated
Fire Alarm:     New system provided (See Code Review)

Floor Area:  2nd Floor: 7,590sf
   1st Floor: 7,590sf
   Basement: 7,590sf

Gross Building Area: 22,770sf total gross area
   

HP REVIEW SET
02-01-2022

PROJECT LOCATION:
54 YORK STREET PORTLAND ME 04101

PROJECT ARCHITECT
Caleb Johnson Studio
110 Exchange Street, 2nd Floor
Portland, ME 04101
207-283-8777

Caleb Johnson, AIA
caleb@calebjohnsonstudio.com

Point of Contact:
Josh Jacques
josh@calebjohnsonstudio.com
207-283-8777

PHOTOS OF EXISTING PROPERTYLOCATION MAP

PROJECT NARRATIVE

The proposed projects intends to renovate an existing 22,770sf 3 story building
located at 54 York Street to include (14) new high-end residential units and (2)
commercial spaces. The current Educational use of the building is proposed to
change to Mixed Use. The building resides within the B5b zone and the Old Port
Historic District.  The owner is pursuing historic tax credits through the National
Park Service.

54 YORK STREET RESIDENCES
54 YORK STREET PORTLAND ME 04101

OWNER:
Jay Hibbard
400 Commercial St., Suite 101,
Portland, ME 04101
hibbard.jay@gmail.com
207-232-8749

CIVIL ENGINEERING CONSULTANT
Acorn Engineering, Inc.
PO Box 3372, Portland, ME 04104

Point of Contact:
Peter Heil
pheil@acorn-engineering.com
802-238-7409

STRUCTURAL ENGINEERING
CONSULTANT
Structural Integrity
77 Oak Street
Portland, ME 04101

Point of Contact:
Aaron Jones
aaron@structuralinteg.com
207-272-4910

HISTORIC CONSULTANT
MacRostie Historic Advisors LLC
1400 16th Street Northwest, Suite 420
Washington, DC 20036

Point of Contact:
Scott Hanson
shanson@mac-ha.com
207-620-6291

CONTRACTOR
TBD
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Jay Hibbard Corp                8/24/2021 
54 York Street 
Portland, ME 04102 
 
Attn: Jay 
RE: Process for building envelope restoration 
 
Dear Jay, 
  I am writing with regard to the brick structure at 54 York Street and our work to develop a 
restoration plan that ensures a viable long‐ term result with respect to longevity, appearance and 
weather tight condition.  As we discussed onsite, the multiple and varied applications of paint coatings 
over the years have left the structure in a difficult position with regard to repair of masonry issues and 
overall appearance.  For some years, it appears the approach to deal with water intrusion, was the 
application of numerous paint coatings. It is my sense that the structure was initially and intentionally 
coated with a waterproofing system at the time of construction. It is the common typical chalky 
whitewash solution of some sort at its base layer, and the varied brick utilized in the construction are a 
further likely indicator of this process.  There are many areas of soft, orange non glazed brick observed 
in exterior fields of the wall.  Over the years, many applications of paint have been applied and in some 
areas it is measurably (1/8”) thick.  Additionally, there are many areas where underlying coatings are no 
longer adhered.  For this reason, we feel the only option for a weather tight condition, with longevity 
and uniform appearance, and to properly assess masonry repairs is to remove all layers of previously 
applied coatings. This will be challenging due to the thickness of coatings and the softness of the original 
brick and mortar.  
  We considered various methods of removing the coating including, chemical application and 
pressure washing, dry media blasting, dry ice blasting etc.  We believe that we have found the most 
reasonable and effective method of removal through a sampling process we have done. This method 
offers the best solution when considering damage to original brick and mortar substrate, environmental 
concerns, and overall impact to surrounding areas. The method is as follows: 

a. Scaffold each elevation / install barrier tarp to contain work processes. 
b. Apply thick layer of Dumond Smart Strip Pro water based low voc stripper. 
c. Allow stripper to dwell for a few hours‐ mechanically by hand, scrape wall to 

remove mill scale coating 
d. Blast remainder of coating with sponge jet beads utilizing a collection head to 

recycle rubber bead blast media. 
e. Dispose of paint removals 

At the rear elevation, you can see the result of this process which we think is most suitable for the 
overall structure. We could be ready to commence in a couple of weeks from now.  
 
Best regards, 
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Pete Chavonelle‐President 
Masonry Preservation Associates 
207‐205‐1733 cell 
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