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AGENDA
HISTORIC PRESERVATION BOARD MEETING

On Wednesday, February 6, 2019, the Portland Historic Preservation Board will meet at 5:00 p.m. in Council 
Chambers, 2nd Floor of City Hall to review the following items. (Public comments are taken at all meetings):

1. ROLL CALL AND DECLARATION OF QUORUM
   

2. REPORTS OF DECISIONS AT THE MEETING HELD ON JANUARY 16, 2019. 
   

  i. There were no public hearing items to report on.
      

3. COMMUNICATION AND REPORTS
   

4. PUBLIC HEARING ­ 5:00 PM
   

  i. a) Amendment to Portland Company Historic District boundary to reflect revised relocation 
site for Building 12; and b) Certificate of Appropriateness for Disassembly, Reconstruction 
and Relocation of Building 12; 58 Fore Street; Portland Foreside, Applicant.

      
  ii. Determination of Conformance with R­6 Small Infill Development Design Principles and 

Standards under the Alternative Design Review Process; 110 Sheridan Street (located in 
Munjoy Hill Neighborhood Conservation District); Mark Burns and Alison Leavitt, 
Applicants.

      

BREAK FOR DINNER ­ MEETING RESUMES AT 7:15 PM
 

5. WORKSHOP 
   

  i. Preliminary Review of Proposed Hotel Construction; One Center Street; Fathom Companies, 
Applicant.

      
  ii. Preliminary Review of Proposed Site Alterations; 78 Danforth Street; West Company, 

Applicant.
      

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

 

WORKSHOP 
78 DANFORTH STREET 

 
 
TO: Chair Sheridan and Members of the Historic Preservation Board  
FROM: Rob Wiener, Preservation Compliance Coordinator 
DATE: February 1, 2019 

 RE: February 6, 2019 WORKSHOP – Site Alterations – Parking, 
Retaining Wall, Landscaping 
 
Address: 78 Danforth Street 
Applicants: West Company 
Engineering / Site Design: Sam Lebel, Will Savage, Acorn Engineering  
Property Management: Tom Watson, Port Property Management 
 

Introduction 
 
On behalf of the property owner (West Company) and the property manager (Tom Watson 
of Port Property Management,) Acorn Engineering has requested a review by the Historic 
Preservation Board of site alterations at 78 Danforth Street. Plans for paving an existing 
dirt parking lot for twelve vehicles, improvement of drainage and storm water 
management, and landscaping are currently before the Planning Department for a Level 1 
Site Alteration review. No work is proposed on the multifamily building at the property – a 
late 19th Century brick apartment building with Queen Anne characteristics – that currently 
comprises 8 units. 
 
There are no existing curb cuts serving 78 Danforth Street. Entrance to the property is now 
through an access easement with J.B. Brown & Sons, the developer of the large project at 
101 York Street (at the corner of High Street) several years ago. J.B. Brown’s parking lot 
is accessed from a curb cut on Danforth Street just below the subject property, and the 
access to 78 Danforth’s dirt parking area is already in place. Owners of the two properties 
also created a drainage easement benefitting 78 Danforth, to handle its storm water on the 
J.B. Brown property. Vehicular access to 78 Danforth Street was also formerly available off 
of High Street Court, running off High Street; the frontage on High Street Court is less than 
16 feet wide and the proposal under consideration would close off the access. 
 
The proposed site work includes pavement of much of the open land, including pervious 
precast panels to promote drainage, an engineered block retaining wall to separate the grade 
immediately surrounding the building from the parking area, and landscape plantings. 
Acorn Engineering’s cover letter explains the scope of work in more detail. The site plan 
states that the existing parking lot has a capacity of 12 cars, the same as the proposed 
number. 
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In addition to site plans and detail drawings, Acorn Engineering has also included photos of 
the existing site, information on the retaining wall product, bollard covers, and photos of 
the concrete infiltration panels proposed for the parking lot. Staff has added photos of the 
existing conditions, printed from Google Earth and staff files. 
 
Finally, it is worth noting that the review by the Historic Preservation Board has to do with 
the site alterations and whether they meet the standards for alterations: are the proposed 
landscaping changes compatible with and not harmful to the historic property? Review of 
the parking, drainage and engineering details is being covered under Planning Department 
review of the Level 1 site plan application. 
 
Subject Property 
 
Located at the eastern edge of the West End Historic District, 78 Danforth Street was added 
in 1997 as a contributing structure. Staff has not found any historic photos showing a clear 
view of the side yard on the east side of 78 Danforth Street. The 1924 photo of the building 
was taken from uphill; from this western view the building appears to have undergone little 
outward change. In 1924 the three-story Queen Anne was recorded by the assessor to be at 
least 35 years old, and contained three units. There appeared to be a fenced yard on the 
eastern, downhill side. 
 
On the rear of the building there is now a modern, three-story deck structure next to a non-
original, enclosed stair tower of undetermined age. To the rear of the west side a set of 
wooden stairs leads down to a walkway in the sloping yard, leading to a set of granite stairs 
down to the level of the parking. The understated main entrance is on the west side, not the 
Danforth Street face. 
 
According to a quick search through recent images, the parking and yard were modified 
since 2016. A 2014 staff photo and a 2016 Google satellite image show the grassy bank 
sloping to the dirt parking area, and cars parked at the eastern boundary. Since 2016 the 
grassy bank was cut back, and as seen today is raw and lacking landscaping and erosion 
control; recent photos show cars parked facing the house. 
 
According to Acorn’s analysis of applicable parking standards for historic properties in the 
R-6 zone (see drawing C-10, in Attachment 2,) the historic property is required to have 5 
spaces. The existing number of gravel-surfaced spaces is stated as 12, far exceeding the 
requirement. 
 
Proposed Alterations 
 
Acorn Engineering has provided a cover letter with the Level 1 site plan application, 
describing the proposed work. Staff suggests that the most important aspects for the 
Board’s consideration are: 

• Bituminous pavement of the 12-space, L-shaped parking area, with pervious 
concrete drainage panels 
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• Stabilization of the slopes between the building and the parking, and on the western 
edge of the property with an engineered concrete block retaining wall system – 
pictures are supplied showing the “granite blend” color, and shape of the masonry 
units 

• The height of the retaining wall varies from 3’-3” down to less than a foot at the 
Danforth Street end (see sheet C-20, Attachment 2,) and 3’ or less on the side and 
rear, depending on the location. Height changes are to be accomplished with steps 
down in the number of courses, not a sloping top. 

• Along the east side of the building the face of the retaining wall is proposed to be 
located about 6’-4” from the face of the foundation. 

• Landscape plantings are shown on Sheet C-10, with some junipers screening the 
Danforth Street and western edges of the parking spaces and lower plantings around 
the building. 

• The existing granite curb along the Danforth Street frontage of the property will 
remain, with new plantings proposed between it and the building. 

 
Staff Comments and Questions 
 
Surrounded as it is by a rough gravel and dirt parking area and a raw bank in need of 
stabilization, the property at 78 Danforth Street undoubtedly deserves a more thoughtful 
and sympathetic landscaping treatment than the current conditions. Located at the edge of 
the historic district, the unusual building would benefit from more of a buffer – especially 
on the east and south. With a current parking capacity that far exceeds the required number 
of spaces, staff would love to see the building surrounded by more landscaping and less 
parking, but the relegation of the dirt lot to cars occurred long ago. Staff supports the 
proposal to improve the treatment of parking and landscaping, but has some questions and 
comments, as well as some suggestions for improving the relationship of the proposed work 
with the structure. 

• Staff is aware that the distance from the east side of the building to the east boundary 
constrains the amount of space between the parking and the foundation. If it were 
possible to move the retaining wall further from the building it would soften the 
effect, but the size of parking spaces and a minimal turning aisle leave little room 
for adjustment – only a narrow buffer for grass and snow storage is planned at the 
eastern boundary. 

• Staff wonders if twelve parking spaces are really necessary. Even reducing the 
number by one (or more) could make more landscaping and screening possible 
along Danforth Street. 

• Staff wonders if there would be a visual benefit to moving parked cars further away 
from the structure by having the parking spaces face the eastern and rear 
boundaries, and the turning aisles closer to the building. (Staff has not explored this 
idea with a representative from Acorn to assess the feasibility.) 

• Staff notes that several of the Standards for Review of Alterations specifically 
include “site.” Applicable Review Standards 
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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. 

(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 
2. Drawings 
3. Supporting Documents 
4. Google Street Views, 2018 
5. Google Satellite View, 2016 
6. Google Satellite View, 2018 
7. Staff Photo, 2014 
8. 1924 Tax Photo 



Planning Division November 7th, 2018

City of Portland, Maine

389 Congress Street, 4th Floor

Portland, ME 04101 

 

Subject: Level I Site Alteration Application

 78 Danforth Site & Stormwater Management Improvements

  

To Whom It May Concern,

 

West Company is pleased to submit the accompanying package of submission materials related to

the proposed redevelopment of an existing gravel parking including paving, stormwater

infrastructure upgrades, slope stabilization, and overall site/landscaping improvements. This

submission package is intended to meet the City’s Final Submission Requirements as outlined in

the Level I Application procedures. 

 

The redevelopment site is located within the City’s R-6 Zoning District and complies with the

permitted uses within the zone. There are no proposed changes to the existing 8-unit residential

building. The site improvements are proposed to better serve the residences and improve stormwater

management. There is currently a gravel parking lot that will be paved in conjunction with pervious

concrete panels. The overall flow patterns will largely remain the same, but a large portion of the

parking area’s runoff will drain to pervious concrete panels which will detain and filter stormwater

before slowly outletting to the existing drain basin within the abutting site (subject to a private

drainage easement). Although not required by ordinance, this pervious concrete panels are a MDEP-

approved Best Management Practice (BMP) for stormwater quality and are also considered a low-

impacted development (LID) technique. 

 

In addition to providing a more stable parking lot surface, a small block retaining wall be installed

along certain portions of the building, maintaining the soil cover around the foundation while

stabilizing the slope of urban fill that is currently vulnerable to erosion. Additionally, providing the

grade separation will allow for more accommodating slopes within the parking area. Lastly, the

landscaping on site be improved to provide a more aesthetically pleasing site while cutting down on

maintenance requirements associated with lawn areas.

 

West Company and the design team look forward to your review of this project. Please do not hesitate

to contact us if you have any questions regarding these materials or the completeness of the

application materials. 

 

Sincerely,

     
William H. Savage, P.E.

Project Manager - Acorn Engineering, Inc.
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The following documents and drawings are to be uploaded onto the City’s electronic submission

site per the procedure outlined in the application:

 

Please note that a Fire Dept. letter has not been developed because the site circulation is

remaining the same and there are no proposed alterations to the structure.

 

Documents:

 

A. Cover Letter

B. Level I Site Plan Application & Checklist

C. Right, Title, and Interest

D. Zoning Assessment

E. Easements

F. Waiver Table

G. Financial Capacity

H. Technical Capacity

I. Conformity with Land Use Ordinance

J. Erosion & Sedimentation Control Report

K. Construction Management Plan

L. Stormwater Management Report

M. Stormwater Maintenance Agreement

 

Drawings:

 

➢ Civil Site Plan Set, Dated 11/6/2018



78 DANFORTH STREET SITE IMPROVEMENTS
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Supporting Documentation – 78 Danforth Street

Attached, please find the following documents to represent the proposed changes.

1. 

Existing Photographs of Site (pgs 5-6)

4. Photographs of Installed Pervious Concrete Panels

For additional information please refer to the level I Site Plan application materials or make a

request to Acorn Engineering via email.

Retaining Wall Product Sheet (pgs 2-3)

 in Portland (pgs 7-8)

3. 

2. Bollard Cover (pg 4)



PRODUCT INFORMATION


anchorwall.com


Renowned for its rough-hewn face and earthen tones, the

Diamond Pro Stone Cut® retaining wall system imparts a rich

appearance not commonly found in commercial retaining

walls. The performance characteristics make it the proven

solution for tall walls, Department of Transportation projects,

commercial developments, water applications and other

critical wall needs.

• Original rear-lip block

• Can be used to build gravity walls up to 4 feet high, including

buried course, but excluding the cap*

• Taller walls can be built using geosynthetic reinforcement or

the Anchorplex™ retaining wall system when designed  by a

qualified engineer

• Minimum outside radius, measured on the top course to the

front of the units: 4 feet**

• Minimum inside radius, measured on the base course to the

front of the units: 7 feet**

• ICC evaluated
*This height assumes cores are filled with drainage aggregate, level backfill and clean,

compacted sand or gravel and no surcharge.


**May vary depending on the installation pattern.


Diamond Pro Stone Cut®
multipiece retaining wall system

GRANITE BLEND

(proposed color for

78 Danforth St.)



PRODUCT INFORMATION


anchorwall.com


© 2013 Anchor Wall Systems, Inc. The Diamond Pro Stone Cut® wall system is manufactured under license

from Anchor Wall Systems, Inc. (AWS). The “Anchor A” and “Anchor Build Something Beautiful” logos, “Anchorplex”

and “Diamond Pro Stone Cut” are trademarks of AWS. The wall system blocks are covered by the AWS Limited

Warranty. For a complete copy, v isit your local dealer or see anchorwall.com.

Anchor Wall Systems, Inc., 5959 Baker Road, Suite 390, Minnetonka, MN 55345. 73.3066.2 01/13 4015

*Product dimensions are height by face length by depth.

Actual dimensions and weights may vary from these

approximate v alues due to v ariations in manufacturing

processes. Specifications may change without notice. See

your Anchor representativ e for details, color options, block

dimensions and additional information.

accessory Units cap corner

Approximate Dimensions* Front, 4" x 171⁄4" x 103/8" 8" x 18" x 9"
 Back, 4" x 12" x 103/8" 8" x 18" x 9"

Approximate Weight* 47 lbs. 101 lbs.

Coverage 1.22 lin. ft. 1.50 sq. ft.

Stretcher Units large medium Small

Approximate Dimensions* 8" x 18" x 12" 8" x 11" x 12" 8" x 7" x 12"

Approximate Weight* 77 lbs. 45 lbs. 34 lbs.

Coverage 1.00 sq. ft. 0.61 sq. ft. 0.39 sq. ft.

Setback/System Batter 1"/7.1° 1"/7.1° 1"/7.1°

See anchorwall.com

for installation instructions.

Diamond Pro Stone Cut®
multipiece retaining wall system
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