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AGENDA
HISTORIC PRESERVATION BOARD MEETING

The Historic Preservation Board will hold a remote meeting on Wednesday, April 6, 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: Apr 6, 2022 05:00 PM Eastern Time (US and Canada)
Topic: Historic Preservation Public Hearing and Workshop 4/6/2022

Please click the link below to join the webinar:
https://portlandmaine-gov.zoom.us/j/87280036908

Or One tap mobile:  US: +13017158592,,87280036908#  or +13126266799,,87280036908# 
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: 872 8003 6908
    International numbers available: https://portlandmaine-gov.zoom.us/u/kOCygL6kA

1. ROLL CALL AND DECLARATION OF QUORUM
  

2. REPORT OF ATTENDANCE AT THE MEETING HELD ON MARCH 16, 2022
  

 Public Hearing
482 Congress Street:  Bassett, Pollard, Tate, Whitten present; Naifeh, O'Brien, Turk absent
Workshops
Western Cemetery:  Bassett, Pollard, Tate, Whitten present; Naifeh, O'Brien, Turk absent
185 Commercial Street:  Bassett, Pollard, Tate, Whitten present; Naifeh, O'Brien, Turk absent
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3. REPORTS OF DECISIONS AT THE MEETING HELD ON MARCH 16, 2022
  

 i. Certificate of Appropriateness for Exterior Alterations; 482 CONGRESS STREET; Center Congress 
LLC.  The Board voted unanimously to approve the application with conditions.

 
 

  

4. COMMUNICATION AND REPORTS
  

5. PUBLIC HEARING
  

 i. Certificate of Appropriateness for Comprehensive Exterior Rehabilitation; 54 YORK STREET; 54 York, 
LLC, Applicant.

 
 

  

 ii. Certificate of Appropriateness for Building Additions and Site Alterations; 1227 WESTBROOK STREET; 
John Richardson and Claire Horn, Applicant

 
 

  

 iii. Certificate of Appropriateness for Comprehensive Exterior Rehabilitation, including Alterations and 
Additions; 477 and 481 CONGRESS STREET, 10-20 and 22 PREBLE STREET; T.T. Maine Venture LLC., 
Applicant. 
Note:  At the request of the applicant, the public hearing for this project has been posted to the April 20, 
2022 meeting of the Historic Preservation Board.

 
 

  

 iv. Certificate of Appropriateness for Exterior Renovation; 179 VAUGHAN STREET; Amy & Zachary McBee, 
Applicant.

 
 

  

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

 
PUBLIC HEARING 
54 YORK STREET 

 
 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Rob Wiener, Historic Preservation Compliance Coordinator 
DATE:   April 1, 2022 
RE:   April 6, 2022      PUBLIC HEARING –Final 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 April 6, 2022 was posted 
at the property on 3/25/2022.  A legal ad was published in the Portland Press Herald on 
3/25/22, 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 final review for a Certificate of 
Appropriateness on plans for the adaptive reuse of 54 York Street.  Board members will 
recall holding a preliminary workshop on February 16, 2022 for this distinctive, two-story 
(three-story in the rear) brick manufacturing building that 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 has been to a workshop with the Planning Board 
in March, and there will be a hearing later in April. 
   
The architects have submitted a revised 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.  Mr. 
Hibbard has also provided a letter from the project mason concerning the condition of the 
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masonry walls.  Staff includes with the packet additional photos of existing conditions, the 
1992 architectural description (Portland Historic Resources Inventory,) and the site plan 
submitted for the Planning Board’s review. 
 
Subject Property 
 
Constructed in 1874, possibly as a warehouse, this commercial 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.  In the 20th Century it was also used as a laundry and as a community center in the 
1970’s and 80’s. 
 
Most prominently known as the McDonald Manufacturing Building, it 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. 
 
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 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.  The rounded corner at York and 
Maple Streets is a distinctive feature.  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, but may have been coated fairly early in its history.  (See 
Attachment 3.) 
  
With a permit approved by HP staff, work has continued around the sides of the building 
for the past several months, to clean many layers of old paint from the brick, in order to 
repair and evaluate the condition of the masonry for long-term stabilizing and 
weatherproofing. 
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The lone, massive, square chimney at the middle front of the building, is a distinctive 
feature that is currently unused.  It was originally taller, and was apparently shortened in 
the late 1980’s.  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.  A subsequent 2013 application was approved by the Board, to 
apply a stabilizing coat of stucco-like paint to the already painted chimney, in order to 
prevent further degradation.  Staff also notes that two windows on the York Street face 
are directly in front of the chimney.  The 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. 
 
February 16, 2022 Workshop 
 
Responses of Board members to the rehabilitation plans were supportive, with several 
items prompting some questions and requests for further study but no major concerns.  
Scott Hanson, the historic preservation consultant engaged by the owner to work with the 
tax credit application process, explained the rationale behind window choices that are 
dependent on the era of the opening, and the Board seemed comfortable with the 
program.  Along with other alterations, window replacements also have to be reviewed at 
the state and national level. 
 
Having made progress on the stripping of many layers of paint from the masonry, the 
applicant and now think it would be possible and preferable to leave the walls unpainted.  
Early assessments by Pete Chavonelle of Masonry Preservation Associates indicate that the 
masonry is sufficiently sound and not too porous to leave uncoated, and Mr. Hibbard 
expressed a preference for the appearance.  While at least one Board member expressed a 
preference for painted walls, all who commented on the issue said they could support 
unpainted brick, but only with definite assurance from Mr. Chavonelle or another qualified 
masonry expert that the brick and mortar are suited to this approach and would be 
durable and sufficiently weatherproof. 
 
Despite renderings showing views from surrounding streets and assurances by the 
architect and applicant, Board members asked for greater certainty about the possible 
visibility of rooftop mechanical equipment and an elevator overrun from areas nearby, 
including slightly further away and uphill from the property.  (During the meeting it was 
also noted that historic photos show numerous rooftop appurtenances during the various 
commercial and manufacturing uses of the building.)  It was agreed that the applicant’s 
team would explore further documentation of the views. 
 
Further clarity and study were requested on a number of other details, including: 
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• Details on the rear elevation, where a large steel I-beam was covered with a panel 
but might be left exposed. 

o Also on the rear, need clarification on a center pilaster, the ground-floor 
arched openings, and upper window details 

• Final details on utility locations 
• Final details for the wall treatment at the recessed front entry (York Street) and a 

secondary entry on the southeast (rear elevation) 
• Final lighting details 

 
Proposed Alterations – Public Hearing, April 6, 2022 
 
Please see the project description in the cover letter provided by the architects, and the 
revised drawing set, Attachments 1 and 2.  Staff notes on the new submission and scope of 
work: 
   

• A March 8 letter from Pete Chavonelle with his evaluation of the brick exterior walls 
supports the owner’s proposal to leave the brick unpainted. 

• The exception to the unpainted brick is the proposal to recreate the painted signs 
on the pilasters facing Maple Street, naming a number of the wood products 
produced by McDonald manufacturing. 

• The owner told HP staff that the chimney will also be stripped, and will be repaired 
as needed.  No other changes are planned to the chimney. 

• Some rearranging of the rooftop mechanical equipment is noted in the architect’s 
summary; some additional renderings reveal some minimal visibility from 
surrounding streets, mainly at a greater distance from the property, not directly 
adjacent. 

• Revised elevations show greater details and some revisions to the openings on the 
southeast (facing Commercial Street,) and southwest (facing the hotel.) 

 
Staff Comments 
 
The revitalization of this distinctive property is an important and exciting opportunity for 
the western part of the Waterfront Historic District.  Board members have expressed 
support for 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: 

• Having received assurances from the masonry consultant about the condition of 
the exterior brick walls, are Board members comfortable approving unpainted 
brick?  If it is found that a clear, breathable weatherproofing sealer is advisable, 
would that be acceptable provided it causes no visible changes? 
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• Once the chimney is stripped, it is likely to need repair and strengthening to be safe 
and durable.  It has been noted that the chimney has been shortened in the past, 
and some corbeling appears to have been added at the top.  The current 
appearance appears consistent with a photo from 1992, when the building was 
surveyed for the historic resources inventory form. 

• Is the Board comfortable with the recreation of the historic signage on the Maple 
Street pilasters, even if no photo documentation has yet been found that clearly 
shows all of the text?  The applicant proposes to compose those signs that aren’t 
legible based on conjecture - founded in the products known to be produced by 
McDonald Manufacturing. 

• Given the possibility that there may be some minimal visibility of the rooftop 
equipment and elevator overrun from some distance away, is the Board 
comfortable with the plans?  Does the fact that historic photos show a variety of 
rooftop appurtenances have any bearing on this judgement?  (Staff also notes that 
some of the existing HVAC equipment currently on the roof was visible in the 2019 
Google street view, but is now less visible because the new hotel next door 
obscures the views from York and Commercial Streets.) 

• It is not clear from the latest drawings where gas and electric meters are to be 
located. 

• 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.  
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Changes that have acquired significance in their own right, shall not be destroyed. 
 
(5) Distinctive features, finishes, and construction techniques or examples of skilled 

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

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

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

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

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

 (10)     Wherever possible, new additions or alterations to structures and objects shall be      
             undertaken in such a manner that, if such additions or alterations were to be  
             removed in the future, the essential form and integrity of the historic property. 
             would be unimpaired. 
 
Motion for Consideration 
On the basis of plans and specifications submitted by the applicants for the April 6, 2022 
public hearing and information included in the accompanying staff report, the Board finds 
that the proposed alterations at 54 York Street meet (fail to meet) the historic 
preservation ordinance’s Standards for Review of Alterations (subject to the following 
conditions…….) 
 
Attachments: 

1. Cover letter from the architect 
2. Drawings, photos, renderings 
3. Site Plan  
4. Revised assessment of masonry from Masonry Preservation Associates 
5. Additional photos - existing conditions  
6. Additional historic photos 
7. Property description (1992 Historic Resources Inventory) 
8. Pages from 2-16-22 workshop 
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 03/30/2022 

 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 unoccupied building into 2 commercial units and 14 residential 
 units. The building is formerly the McDonald Manufacturing 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 development and design efforts. 

 We have provided 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 beyond the building 
 volume are limited to a proposed elevator pop-up and mechanical equipment, all of which are virtually 
 invisible from the public way within the historic district. 

 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 and flat lintels in 
 contrast to the brick arched headers at existing openings as a way to distinguish between the two.  All 
 other limited proposed new openings (primarily along the narrow space between building’s on the 
 south side) also follow this design logic.  The newly proposed or modified openings are as followed: 

 ●  West Facade (York Street): Revert (2) existing 2nd Floor openings to the size of original 
 hoistways.  Introduce (1) new 2nd Floor opening. 

 ●  North Facade (Maple Street): Relocate egress door and reintroduce historic window in its 
 previous location. 

 ●  East Facade: No opening modifications. 
 ●  North Facade: Introduce (1) new opening at each the 1st and 2nd Floor.  Introduce a new 

 storefront along the Lower Level. 

 Below are changes resulting from/since a Historic Preservation Board Workshop held on 02/16/2022 

 1.  The Owner is interested in reintroducing historic signage from the McDonald Manufacturing 
 Company along the Maple Street facade pilasters in accordance with the 1924 Historic Tax 
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 Photo.  Not all signage text is legible from the photograph, as such all illegible signage will be 
 studied and coordinated with the McDonald Manuf. Co product offerings listed in the 1910 
 issue of the Portland Board of Trade Journal and City Directories within the period of company 
 operation. 

 2.  The mechanical layout at the rooftop has been studied and modified to make the equipment 
 as least visible from the public way within the Old Port Historic District as possible.  Views 
 have been added to the Siteline study to further support the new arrangement. 

 3.  The existing entry alcoves along York Street and one building entry along the East Facade will 
 be flanked with wood cladding.  The intention is for this cladding to be a similar product 
 originally offered by the Mcdonald Manufacturing Company. 

 4.  Exterior lighting has been strategically designed around the exterior of the building.  The entry 
 lights along York Street are in-ground within each of the entry alcoves accentuating the wood 
 cladded walls.  Exterior full cut-off wall washers have been added to the top of each pilaster 
 along Maple Street to highlight the historic signage proposed. Existing exterior lighting above 
 each building entry along the east and south facades are proposed to be replaced with new full 
 cut-off fixtures. 

 5.  A small portion of EFIS has been removed along the Lower Level tenant entry at the East Facade 
 to expose an original structural steel beam.  The design intends to refinish this steel beam and 
 leave it exposed for future signage. 

 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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FINISHED FLOOR
TO MATCH
ORIGINAL
CONDITION

ENLARGE EXISTING OPENING TO MATCH
ORIGINAL HOISTWAY OPENING DEPICTED

IN 19224 TAX MAP PHOTO
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2ND FLOOR
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+24'-1"

PAINT BRICK IN ROUNDED
CORNER ALCOVE TO MATCH
1924 HISTORIC TAX PHOTO
INCLUDE WHITE LETTERING
"MCDONALD MFG CO"

NARROW BEAM DOWN-
LIGHT WALL WASHERS AT
TOP OF EACH PILASTER

REINTRODUCE ORIGINAL
WINDOW OPENING

NEW EGRESS
OPENING

PAINT BRICK ON PILASTERS
TO MATCH 1924 HISTORIC TAX
PHOTO INCLUDE WHITE
LETTERING OF VARIUS PRODUCTS
RESEARCHED FROM CITY
DIRECTORY OF MCDONALD MFG
CO PRODUCT LISTINGS
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REDUCE LENGTH
OF EXISTING METAL
LANDING

1 WEST ELEVATION (YORK STREET)
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2 NORTH ELEVATION (MAPLE STREET)
0 4' 8' 12'
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CALEB JOHNSON
ST UDIO

LOWER LEVEL
-11'-7"

1ST FLOOR
±0"

2ND FLOOR
+11'-11"

T.O. BUILDING
+24'-1"
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NEW WINDOW
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NEW WINDOW
OPENING

NEW WINDOW
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NEW WINDOW
OPENING

LOWER LEVEL
-11'-7"

LOWER LEVEL
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±0"
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±0"

2ND FLOOR
+11'-11"

2ND FLOOR
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T.O. BUILDING
+24'-1"

T.O. BUILDING
+24'-1"

REPLACE (2) EXISTING LIGHTS W/
NEW EXTERIOR DOWN LIGHTS

ORIGINAL STEEL BEAM TO BE PAINTED
AND INCLUDE RETAIL SIGNAGE ON WEB

WOOD SIDING TO MATCH PRIMARY
ENTRYWAY (TO BE OF MATERIAL
AND CONFIGURATION OFFERED BY
MCDONALD MFG CO)

1 SOUTH ELEVATION
0 4' 8' 12'

2 EAST ELEVATION
0 4' 8' 12'
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03/25/2022

CALEB JOHNSON
ST UDIO

2

5

4 1

3

6

BOUNDARY OF
WATERFRONT
HISTORIC DISTRICT

NEW 7 STORY
ADJACENT
BUILDING

MAPLE STREET

YO
RK STREET

C
O

M
M

ER
C

IAL

STR
EET

BUILDING NOT VISIBLE FURTHER
NORTH ON YORK STREET DUE

TO STREET TREES

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

1 VIEW STUDY
0 20' 50' 100'

1 VIEW SE FROM YORK STREET

3 VIEW NE FROM YORK STREET (OUTSIDE OF HISTORIC DIST.)

4 VIEW S FROM MAPLE STREET

5 VIEW SW FROM COMMERCIAL STREET (OUTSIDE OF HISTORIC DIST.)

2 VIEW W FROM COMMERCIAL STREET (OUTSIDE HISTORIC DIST.)

VIEW E FROM DANFORTH STREET (OUTSIDE OF HISTORIC DIST.)
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1,105  sq ft 

1,285  sq ft 

257  sq ft 

RAMP UP
(1:20)

RAMP UP
(1:12)

OPEN TO
ABOVE

772  sq ft 

415  sq ft 

643  sq ft 

139.99' N 41° 50' 44" E

99.33'N 79° 19' 6" W
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3 LP Corten 30K_V01_B0065_louis Flindt Bollard Type EX-D 536 15 45 B0-U1-G0
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                    3/8/2022 

To whom it may concern: 
 

     I am writing with regard to the brick masonry structure at 54 York Street and the ongoing masonry 

renovation efforts.  Prior to commencing operations to remove multiple and poorly adhered paint 

coatings, we had concerns as to the overall condition of the original brick substrate under the coatings. 

Our concerns were primarily related to the effect of water intrusion that had been trapped between 

coatings over the years and the overall sense that the brick utilized in the construction were of varied 

composition, porosity, and hardness. In the course of our sampling process and testing for suitable 

removal method, we were made aware that the building may not have been originally coated upon 

construction. 

    Now that we have spent time removing coatings and assessing the structure, we have a more 

quantitative assessment of conditions for your review. The brick utilized in the construction are of varied 

size, color and density. We can also see evidence that the building was constructed in phases (2?) in a 

monolithic and industrial style that was purpose built without detail and effort commonly seen in a 

more finished landmark style building.  We are more than pleased with the visual result of the coating 

removals and our overall sense of the brick field of wall is that no further coating will be necessary to 

protect the structure.  I have some small concern as to weather integrity as it relates to the building 

envelope and we are taking the following steps to mitigate this concern.  We have performed a rhylum 

test to various elevations to determine the rate of water absorbed through the brick. The results are 

that some are very porous and absorbing , some quite not. This is common for the wood fired brick 

utilized in construction and is generally not a concern as the brick equally evaporate water as meant to.  

We are intending to have the windows installed approximately 2” back from field of wall as more likely 

done at the time, instead of out near the face of the wall , which makes the windows more prone to 

leaking. It is possible that upon completion of all repairs, we will elect to apply a clear waterproofing 

sealant that does not effect the appearance of the brick , as insurance for a weather tight envelope.  

   To summarize, we are very happy and excited with the process and work to date.  We feel the brick 

will be happier in its normal state after all these decades of smothering paint. This  project will ensure 

the structure is here to enjoy for many decades to come. 

Best regards, 

Pete Chavonelle‐President 

Masonry Preservation Associates 
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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
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1ST FLOOR
±0"
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2ND FLOOR
+11'-11"

2ND FLOOR
+11'-11"
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2/16/22, 1:25 PM HPB Public Comment: 54 York Street renovations - areed@portlandmaine.gov - City of Portland Mail

https://mail.google.com/mail/u/0/?ogbl#inbox/FMfcgzGmtrTNNhhSDKQSJpttGfnLxgCS 1/1

HPB Public Comment: 54 York Street renovations External Inbox

1:16 PM (7 minutes ago)
to HIstoric, Deb, Robert, jmy, me, Christine
George Rheault

Once again, the actual historical record of the subject structure under review receives short shrift from the staff and HPB.

(1.) 2013 Review
The materials from the 2013 review should be made available (presumably they all exist in digital form, but if not, they should be) including the as-built final product. 
The HPB would do itself and the public a great deal of service in helping demonstrate how buildings evolve and change, including via the byzantine "historic
preservation" regulations.  This becomes essential when the applicant may be only disturbing things that have only recently changed (as recent as the 2013
renovations) versus historic fabric from the original period of significance.

(2.)  Circa 1914(?) Image
Courtesy of our Portland Public Library, linked below is perhaps one of the best images of the building (looking east showing the southwestern sides of the building)
including the extensive roof-top appurtenances then extant.  The automobiles suggest 1914 but the image is not dated.  The photo's zoom feature allows us to better
understand the building's context and other aspects that have been speculated about (the masonry appears largely unpainted here as well as the fact that the
chimney was once taller than it is today.)
"York Street between Park Street and High Street, from west, McDonald M" by City Of Portland, Maine, Annual Report of the Commissioner of Public Works
(portlandlibrary.com)

(3.)  1987 Chimney Alterations after "Our Place, Inc." ownership ended
The HPB should make clear that the chimney height was altered, and the roof-top sheds removed.  City Tax Assessor records confirm this: file (3294×2565)
(portlandmaine.gov)
It is clear that the chimney came AFTER the original construction (otherwise the windows make no sense) but the sheds may have been original (necessary for
whatever was happening inside).  Therefore, removal of the chimney really should be on the table since it would make the interior of the building more functional. 
The chimney should not be fetishized (the other roof-top mechanicals were not).  Much MUCH better chimneys have been lost in the vicinity (the one connected
Foundry Ave to 40-48 York Street, Portland, 1924 - Maine Memory Network) that became part of the nearby cold storage/ice cream factory complex (11-15 Maple
Street, Portland, 1924 - Maine Memory Network + 321-331 Commercial Street, Portland, 1924 - Maine Memory Network )

(4.)  Laundry era (1938-1953?)
The structure appeared to have been the site of a commercial laundry business for a period of time and this era of its use should be clarified including teasing out
any modifications made necessary for such an occupation (FYI: insurance map clearly depicts outlines of roof-top sheds).  
Image 32 of Sanborn Fire Insurance Map from Portland, Cumberland County, Maine. | Library of Congress (loc.gov)

(5.)  Essential Connections to Railyard  
a. - Portland Terminal Company actually leased the land to McDonald Manufacturing which owned the building only: 341-383 Commercial Street, Portland, 1924 -
Maine Memory Network 
b. - Goodwin Atlas: "Goodwin Atlas, 1882 : Plate 42" (portlandlibrary.com)

(6.)  Miscellaneous Images 

a. - 1911 Aerial Showing Context: View toward Portland waterfront, 1911 - Maine Memory Network

b. - Richards Atlas Showing Context: "Richards Atlas : Plate 1" (portlandlibrary.com)

PC1
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https://digitalcommons.portlandlibrary.com/portlandpublicworksglassnegs_images/18/
https://assessors.portlandmaine.gov/api/document/61/549122/file
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https://www.mainememory.net/artifact/21035
https://digitalcommons.portlandlibrary.com/richardsatlas_plates/2/


HPB Public Comment: 54 York Street - Photos from 1985 
+ 1975
External 
Inbox 

George Rheault 
 

10:23 AM 
(5 minutes 

ago) 

 
 

to Robert, Deb, HIstoric, jmy, me, Christine 

 
 

Via the Portland Room (Portland Public Library) and courtesy of Abraham Schechter 
and his heroic salvaging of discarded Portland Press Herald negatives, there are some 
important images depicting the historical evolution of 54 York Street that should be 
reviewed carefully by the Historic Preservation Board as it finalizes its review of the 
pending application for this property. 

See link below and attachments (links may allow for zooming into images with better 
clarity than the attachments). 

The images prompt a very big question for both the HPB and the National Park Service 
(along with the applicant):  Has the "original" structure has been so compromised by 
historical change (both to the extant structure and its context) that it has lost its 
historical integrity and the story it purports to tell us today? 

- loss of upper chimney and introduction of unhistoric chimney cap detail (the original
chimney was uninterrupted along its entire length including at its culmination without
any extraneous brickwork)
- loss of upper floor cargo bay and loading hoist beam (York Street side)
- loss of railyard context (crucial because this is how raw material (lumber) was
delivered to the mill and how finished products were shipped out and the very reason for
why the McDonald Manufacturing Company operated where it did but which no
passersby would appreciate now)
- loss of most of the area's original industrial context (its neighbors to the south,
west/northwest and directly east are all very contemporary additions: two modern
hotels, two modern condo developments and a parking lot created sometime since 1975
where the original E.T. Burrowes & Co. Screen Factory once stood)
- loss of roof-top mechanical appurtenances (including at least two big sheds one of
which was likely a stairway override) that were essential to what was taking place inside
and down below
- loss of large sheds along railroad siding that were important parts of the operation for
storage of materials before and after manufacturing (very evident from all the 1924 Tax
Assessor Cards for the complete property - not just the brick building at 54 York Street)

https://digitalcommons.portlandlibrary.com/pphnegs_images_business/718/
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4/1/22, 10:32 AM HPB Public Comment: 54 York Street - Photos from 1985 + 1975 - areed@portlandmaine.gov - City of Portland Mail

https://mail.google.com/mail/u/0/?ogbl#inbox/FMfcgzGmvfgJmswRGkmBqPxgLplQqLzg 1/1Page 40
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

1227 WESTBROOK STREET 
 

 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   April 1, 2022 
RE:   April 6, 2022     PUBLIC HEARING 
 
Application for: Certificate of Appropriateness for Exterior Alterations, 

Building Additions and Site Alterations  
 
Address:       1227 Westbrook Street 
     Stroudwater Historic District 
 
Applicant/Building Owner: John Richardson and Claire Horn 

Architect:       Scott Simons Architects 

A sign announcing the Historic Preservation Board’s public hearing on April 6, 2022 was 
posted at the property as of March 28, 2022.  A legal ad was published in the Portland 
Press Herald on 3/25/22 and 3/26/22 and 32 notices were sent to neighboring property 
owners within 100’ of the property. 
 
Introduction   
Following two preliminary review sessions, applicants John Richardson and Claire Horn 
have requested a public hearing and final review of their proposal for two building 
additions to the historic residential structure at 1227 Westbrook Street.  A living room 
addition is proposed off an existing wing on the northwest side of the house and a two-
story garage/master suite addition is proposed off the southeast elevation of the house. 
A recessed entryway connects this garage/master suite addition to the principal 
structure.   
 
Although the focus of the preliminary workshops has been on the proposed building 
additions, the final application also calls for exterior and site alterations.  The historic 
structure’s existing windows are proposed to be replaced and modifications are 
proposed for the driveway and parking area. Board members are encouraged to review 
carefully these additional elements of the overall proposal as well. 
 
Enclosed for the Board’s review is a narrative prepared by Scott Simons Architects that 
describes the full scope of work and highlights the most recent design revisions made in  
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response to the last workshop held on March 2—see ATTACHMENT 1.  ATTACHMENT 2 
includes final plans, annotated elevations and renderings.   ATTACHMENT 3 is a 
compilation of public comment received to date.  
 
For reference purposes, staff has attached renderings of the initial design proposal 
presented on January 12 and the revised design proposal presented on March 2—see 
ATTACHMENT 4.   Staff has also attached a copy of the March 2 staff report 
(ATTACHMENT 5).  Board members are encouraged to reread this report as it includes a 
description of the character-defining features of the property and the district and a 
description of the physical constraints and zoning parameters affecting this project.  The 
March 2 report also summarizes the Board’s response to the initial proposal presented 
in January and describes the design revisions made in response to these preliminary 
comments and concerns.  Finally, staff is forwarding a copy of the Stroudwater Historic 
District designation report—see ATTACHMENT 6.  As Board members are aware, 
compatibility with the overall character of the neighborhood is an important 
consideration in the review under Standards #1 and #9. 
 
Summary of March 2 Workshop 
At the conclusion of the first workshop on January 12th, Board members noted that the 
scope and nature of the proposal presented significant challenges in terms of meeting 
applicable ordinance standards—in short, the applicant’s ambitious program was difficult 
to accommodate without unduly compromising the character of the historic structure.  
Citing threshold ordinance Standards #1 and #2, Board members expressed the view that 
the cumulative effect of the proposed additions was to overwhelm/dominate/compete 
with the existing historic structure.  (A more detailed summary of Board comments is 
included in the March 2 staff report.) 
 
The design proposal presented at the second workshop reflected a number of notable 
adjustments intended to respond to the Board’s concerns.  Design modifications were as 
follows:  
Living Room Addition 

• Rather than extend the roof slope of the existing ell, the roofline of the addition 
stepped down to create differentiation 

• The dormer was removed. 
• A glass “hyphen” was added at the juncture between the existing ell and the 

addition. 
 
Garage/Master Suite Addition 

• The addition was physically separated from the existing structure, but for a 
“breezeway” connector that was set back from the front elevation of the 
addition.   

• The size and volume of the addition were reduced.  As modified, the garage was 
360 sq. feet and now a 1 ½-car, rather than 2-car, garage. Its original width of 18 
feet had been reduced to 14 feet. 
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• The garage door was narrower than in the previous proposal and applied trim was 
added to further reduce the apparent scale of the door. 

• The second floor was also reduced in footprint and volume.   
• The breezeway connector was shown with a full glass door and a large single-lite 

window above.  A corresponding window on the rear elevation of the breezeway 
allows for views through the connector.  A hood was shown over the entryway. 

   
In the applicant’s submittal for the March 2 workshop, two options were shown for the 
treatment of the garage/master suite addition.  The two options varied as follows: 

Option 1:  The ridgeline of the connector stepped down from the roof ridge of the main 
addition.  In this option, the garage door included glazing. 
Option 2:  The main addition and the connector shared the same roofline and there 
was no glazing in the garage door. 

 
At the workshop, the project architects showed a design for the entryway connector that 
differed from what had been provided in advance of the meeting.  The revised proposal 
showed the connector pushed forward of the position shown in the packet drawings and 
the hood over the entry door extending almost to the front plane of the garage. 
 
Board Comments at 3/2 Workshop 
Board members responded very favorably to the changes made to the original design 
proposal, finding that the additions now read as subordinate to and more respectful of 
the historic structure. With regard to the living room addition, Board members found 
that the stepping down of the roofline, the elimination of the dormer and the 
introduction of the glass hyphen at the juncture between the existing ell and new 
addition all served to better distinguish the new from the old.  They also found the new 
design to be sufficiently recessive so as not to compete with the historic structure.   
 
Board members also found the revised design proposal for the garage/master suite 
addition to be a significant improvement over the original design, especially in terms of 
its reduction in scale and its separation from the principal structure by way of a recessed 
connector.  This physical separation avoids the removal/obstruction of historic material 
and allows the form of the original building to read through.  Board members also noted 
that the smaller garage did not compete for prominence with the main house and that it 
had taken on a more shed-like appearance, rather than the appearance of a suburban 
two-car garage with a single, wide garage door.   
 
Having found the major design revisions to be successful, much of the discussion at the 
March 2 workshop focused on the position and treatment of the breezeway connector 
and on the garage door design, as the project architects had offered alternative 
treatments for the Board’s consideration. Board members were mixed in their response 
to the two roofline options for the connector.  There were also mixed views as to 
whether the garage doors should include glazing or not, but there appeared to be a 
consensus of opinion in favor of no glazing.      
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With respect to the position of the breezeway connector, there was clear agreement 
among Board members that the face of the breezeway should be further recessed as 
shown in the drawings included in the original Board packet.  Board members also 
agreed that the hood over the entry should not project to the extent shown.  
 
Board members also recommended that the amount of paving on site be reduced and 
that gravel or another alternative paving material be used for the area next to the side 
southeast elevation of the garage. 
 
It should be noted that some members of the Board, while acknowledging that the 
proposal had been significantly improved, continued to express general concerns about 
the overall visual impact of the proposed addition(s) on the existing historic house and 
their compatibility with the distinguishing characteristics of the Stroudwater Historic 
District. 
 
Final Proposal 
Please refer to Mr. Simons’ cover letter for the final proposed scope of work.  Note that 
in addition to the proposed building additions, the project also includes the exterior 
rehabilitation of the existing building’s exterior.  The rehabilitation calls for the 
replacement of the existing windows with clad wood windows (Marvin Ultimate, 
Anderson “A” series or Loewen are under consideration.)  
 
With respect to site changes, Mr. Simons’ letter indicates there will be no changes, but 
the enclosed renderings show a stone wall and walkway with stairs leading from the 
driveway to the front door of the house.  The site plan shows some reduction in width of 
the existing driveway, but no change in paving material as suggested by Board members.   
 
Final Comments 
Proposed Additions:  As the Board concludes its review of the proposed additions, Board 
members are encouraged to reread the ordinance review standards as they apply to this 
project—in particular Standards #1, 2 and 9.  Recognizing that the project has evolved 
and improved considerably over the course of the preliminary review sessions, ultimately 
the Board must find that the proposal meets the ordinance review standards.   
 
Proposed Window Replacement:  As noted above, the final application calls for replacing 
the windows on the existing house.  Given the age and significance of the house, window 
replacement should be given careful consideration.  In staff’s view, if the windows are 
determined to be historic, every reasonable effort should be made to restore the 
windows unless the condition of the windows makes this infeasible.  If they do require 
replacement, staff recommends that wood windows, such as Green Mountain Windows, 
be installed in conformance with Standard #6.  As staff has not had an opportunity to 
examine the existing windows to determine their age and condition, staff recommends  
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as a condition of approval that replacement of the existing house’s windows (those that 
are visible from a public way) be subject to final review and approval by staff. 
 
Site Alterations:  Staff suggests that Board members ask for clarification about the scope 
and nature of site alterations, as the enclosed site plan and renderings are not 
consistent. For example, is a stone wall and second walkway from the driveway to the 
front door proposed?  Will there be a transition in paving materials for the area on the 
southeast side of the garage, as suggested? 
 
Final Connector Design: staff recommends that the roof over the entryway and walkway 
be pulled back further than shown, as recommended by Board members at the last 
meeting. 
 
Applicable Ordinance Standards for Review of Alterations 
(1) Every reasonable effort shall be made to provide a compatible use for the 

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

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

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

 
(3) All sites, structures and objects shall be recognized as products of their own 

time, place and use.  Alterations that have no historical basis or create a false 
sense of historical development such as adding conjectural features or elements 
from other properties shall be discouraged. 

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

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

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

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

 
The historic preservation ordinance’s New Construction Standards are also applicable. 
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ATTACHMENTS 
1. Architect’s cover letter 
2. Final submittal, including plans, elevations & renderings of original and revised 

proposal 
3. Public Comment 
4. Renderings from Jan. 12 and March 2 proposals 
5. March 2 Staff Report 
6. Stroudwater Historic District Designation Report 
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COVER LETTER FOR HP PUBLIC HEARING: APRIL 6, 2022 
 
We are pleased to submit our Revised Design documentation for a Small Project Certificate of 
Appropriateness Public Hearing with the Historic Preservation Board.  This proposal is for 
alterations and additions to an existing residential dwelling at 1227 Westbrook Street, to be 
occupied as a single-family dwelling.  The proposed work includes the renovation of an existing two-
story wood frame house in conjunction with a 253 sf living room addition on the NW end of the 
house, an approx. 360 sf garage and master bedroom addition on the SE end of the house (the 
MBR/bath are approx. 260 sf), and related minor site improvements. 
The project has been reviewed in two Historic Preservation Board Workshops, the first on January 
12, 2022 and the second on March 2, 2022.  
 
REVISED PROJECT DESCRIPTION 
 
Based on the feedback we received in the two HP workshops, the plans and 3-D models have been 
revised as follows: 
 
The roof over the connecting entryway between the new garage and the existing house has been held 
back from the front edge of the garage/MBR addition by 12”, and the front door has been set back 
42” from the roof edge to more clearly articulate the space between the old and the new. The revised 
configuration reduces the visual impact of the garage/MBR addition on the original house. Allowing 
the garage/MBR addition to read as more separate from the historic house, more legible as an 
addition and not part of the original structure. The breezeway has a full glass door and sidelight on 
the front, creating a clear separation between the historic house and the garage/MBR addition. 
The garage door has been moved to the inside of the entryway, to simplify the exterior form of the 
garage at this important intersection. 
 
To further distinguish the renovations to the existing building from the additions, it was decided to 
use new double hung and fixed windows on the renovated portions of the rear building, and to use 
casement and fixed windows on the new additions. All windows will have white clad exteriors and 
painted wood interiors. All new windows will be trimmed with 5/4” x 2” painted wood trim. 
 
The original house will be repainted white, as it was in the 1924 photo. The additions will have 
white cedar shingle siding with a “bleaching oil” stain to give them a uniform weathered appearance, 
to further differentiate the additions from the original house. 
 
OUTLINE SPECIFICATIONS FOR EXTERIOR MATERIALS 
Historic House (original) 
Existing clapboard siding, rake, eave, corner, and window trim to remain and be repainted white. 
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Existing windows are in poor condition and need to be replaced. The replacement windows will 
exterior clad wood double hung windows with historically accurate sashes and mullions, and painted 
wood trim to match the existing in size and configuration. The mullion patterns will match the 
existing mullion patterns as closely as possible (6 over 6). 
The front door, frame, surround, and sidelights will remain. They will be restored and repainted. 
Existing roof shingles to be replaced with new asphalt shingles, similar to the existing in 
configuration and color (gray). 
 
Historic House (addition) 
Existing clapboard siding, rake, eave, corner, and window trim to remain and be repainted white. 
Existing windows to be replaced with new clad wood windows with painted wood trim. 
The windows will be double hung and fixed windows as shown on the elevation drawings. 
Existing roof shingles to be replaced with new 30-35 year asphalt shingles, similar to existing. 
 
Proposed Additions 
New white cedar shingle siding with “bleaching oil” stain for a uniform weathered appearance.  
All rake, eave, corner, and window trim will be 5/4” x 2” and painted white. 
New windows will be clad wood windows with painted wood trim. 
The windows will be casement and fixed windows as shown on the elevation drawings. 
The new roof shingles will be 30-35 year asphalt shingles, to match those on the historic house. 
 
Window Specification 
Marvin Ultimate clad wood windows, or approved equal by Anderson “A Series” or Loewen. 
White clad exteriors, painted or clear interiors; low-e double pane glass. 
 
Siding Specification 
White cedar shingles with “bleaching oil” stain by Cabot or approved equal, to produce a uniformly 
weathered finish, in contrast to the white clapboards on the original house. 
 
Roofing Specification 
CertainTeed XT-25 asphalt roofing shingles, or approved equal. 
Color: Dove Gray, or equivalent. 
 
RENOVATION AND REPAIRS 
No changes in scope. 
 
SITE WORK 
No changes in scope. 
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REVISED: APPLICABLE STANDARDS 

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

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

REVISED: The residential uses proposed for the additions are compatible with the existing residential uses 
of the property. The proposed revisions have reduced the impact on the primary character defining feature 
of the original house, which is the front facade as it is viewed and perceived from the road and 
neighborhood, while still accommodating the owner’s needs and requirements. 

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

REVISED: The distinguishing original qualities and character of the house will be preserved. The 
garage/MBR and living room addition has been reduced in size and mass to reduce their impact on the 
original building. No historic material or distinctive architectural features are being removed with the 
proposed additions (see existing elevation drawings showing where the proposed additions will touch the 
existing buildings). 

STANDARD #9: Contemporary designs for alterations and additions to existing properties shall not 
be discouraged when such alterations and additions do not destroy significant cultural, historic, 
architectural or archeological materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the size, scale, color, material and character 
of the property, neighborhood or environment. 

REVISED: With the changes to the size and massing of the additions, the revised proposal further 
differentiates the new work from the old and makes them more compatible with the size, scale, color, 
material and character of the property, neighborhood or environment.  
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STANDARD #10: Whenever possible, new additions or alterations to structures and objects shall be 
undertaken in such a manner that, if such additions or alterations where to be removed in the future, 
the essential form and integrity of the historic property would be unimpaired. 

REVISED: The proposed additions will have distinct edges and construction joints that will allow them to 
be removed without seriously damaging the historic fabric of the original house (a small number of existing 
shingles will have to be removed to allow for step flashing). The revised proposal further reduces the impact 
on the original building. As reviewed at the second HP Workshop, the garage/MBR addition touches the 
historic house approx. ½ as much as it did in the original proposal. The living room addition allows the 
original roofline to read clearly above the roofline of the addition, and it preserves the rake and soffit trim 
of the original 1850’s addition. 
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1/12/22, 3:34 PM public comment re: 1227 Westbrook Street proposal - areed@portlandmaine.gov - City of Portland Mail

https://mail.google.com/mail/u/0/?ogbl#inbox/FMfcgzGmtNjLpKlFhnTtmQVkjMfTBpdL?compose=GTvVlcSMVkjLphCjrfxSMBCWxDTgMnHSLrJbvqQc… 1/1

public comment re: 1227 Westbrook Street proposal External Inbox

3:24 PM (9 minutes ago)
to PC, rjobrien@mail.com, Jennifer, me, Hilary, joy, Julia, rob@whittenarchitects.com, Robert, John
Deb Andrews

---------- Forwarded message ---------
From: Eugenia O'Brien <genieme80@gmail.com>
Date: Wed, Jan 12, 2022 at 3:11 PM
Subject: Stroudwater Historic District?
To: Deb Andrews <dga@portlandmaine.gov>
Cc: Robert Wiener <rwiener@portlandmaine.gov>

Hello Deb Andrews and Rob Wiener,

I wish to express my concern about a homeowner seeking to alter his recently purchased home at 1227 Westbrook Street.  With a plaque on the home and an
address in a nationally recognized Historic District, this designation is not just for a single home but a distinct community of homes.  (Please reference #2 on the
attached listing of individual homes).  Stroudwater residents are dismayed to hear about the addition of an out of context 2 car garage and an additional living room
being proposed.  Concerns about potential shoreline proximity issues have been raised as well.  

Please be mindful of the mission and purpose of houses receiving the honor of an address on a National Register, as well as the intent of Portland’s own Historic
Preservation Committee to maintain the character and charm of an historic Stroudwater Village.  The unique architecture and quality of structures located here have
passed rigorous standards and deserve your special consideration.

I implore you to take careful time to consider what precedents you are setting for historically designated homes - especially those extending to a National Register -
when ‘home improvements’ come to you for review.  Due to a conflict, I am unable to attend tonight’s Historic Preservation Meeting at 5pm to learn more about this
situation. 

Thank you.

Eugenia O’Brien
1376 Westbrook Street Portland, ME  04102
(207) 773-5610

PC1
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January 21, 2022       Re:  1227 Westbrook Street 

Hello Historic Preservation Board Members: 

I wish to follow-up on activity in Stroudwater regarding the proposed renovations 
to the historic property at 1227 Westbrook Street, Portland, Maine, owned by John & 
Claire Richardson.   

As a result of concerns brought forward at your last meeting, John Richardson 
reached out to me as a representative to those anxious about proposed changes to a 
house in the historic district setting.  I was invited to walk the property with John to more 
fully understand intentions regarding the house.  

The original depictions shared did not reveal many of the details learned: 

the garage 
is shingled  
has a clerestory effect in keeping with the historic Tate House 
has a roof line in symmetry with that of the main house 
is set back from the front of the house to be less dominant  
is not as wide as the foot print of the current driveway 

the living room 
is situated next to - but not impairing - a tree line 
works with the land it is to occupy 
adds light to the first floor living space 

This house is in need of loving restoration and it will not be an easy 
transformation.  The Richardsons plan to invite their new neighbors to come share their 
vision with an open house soon so that any and all concerns can be heard and a 
response provided.  John is on the Stroudwater Neighborhood Association Board and is 
deeply committed to being an active participant in Stroudwater’s future as well as its 
historic past.  

This information has been shared with those hesitant about the impact of the 
setting and scope of this project.   

It is apparent the Richardsons are earnest in their desire to preserve this house 
and we feel fortunate they have chosen Stroudwater as their home. 

Sincerely, 

Eugenia O’Brien 
1376 Westbrook Street, Portland, ME  04102 (207) 232-0717
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David Silk
10:35 AM (1 hour ago) 

to h...@portlandmaine.gov

Hi:  I am writing to offer comments on a pending application to add a 2 bay garage and addition to the historic home
at 1227 Westbrook St.  located in the Stroudwater Historic District.  I have looked at the  plans and renderings.  

As shown the proposal to me lacks any thoughtful integration with the existing  home and neighborhood.  The
massing, design, angles and windows have no relationship to the existing structure and surrounding homes.  When I
look at the standards below, what is proposed to me fails the test. 

 Scale and form are not visually compatible.  The slanted roofline and out of place narrow windows on the addition,
and the wall of the 2 bay garage, are not compatible either with the historic house or neighborhood.  This is pretty
self-evident to me and many others in the District.  The garage should be pushed back or downsized and the
addition should respect the exsting home in terms of scale, form and lines.  

I hope the applicant is encouraged to come back with a better plan that not only meets the applicants' needs but fits
with the scale, massing and form of the home and the District.  

Thank you.    

David Silk  1187 Westbrook St   Portland 

Standard #9.  Contemporary design for alterations and additions to existing properties shall not be discouraged when
such alterations and additions do not destroy significant cultural, historical, architectural or archeological materials
that characterize the property. The new work shall be differentiated from the old and shall be compatible with the
size, scale, color, material and character of the property, neighborhood or environment.

(a) Scale and form:

1. Height.  In addition to the applicable requirements of articles III, IV and V of this chapter, the proposed height
shall be visibly compatible with surrounding structures when viewed from any street or open space and in
compliance with any design guidelines.

2. Width.  The width of a building shall be visually compatible with surrounding structures when viewed from any
street or open space and in compliance with any design guidelines.

3. Proportion of principal facades.  The relationship of the width to the height of the principal elevations shall be
visually compatible with structures, public ways and open spaces to which it is visually related.

4. Roof shapes.  The roof shape of a structure shall be visually compatible with the structures to which it is visually
related.

5. Scale of a structure.  The size and mass of structures in relation to open spaces, windows, door openings,
porches and balconies shall be visually compatible with the structures, public ways and places to which they are
visually related.

6. Applicability to congress street historic district.  In the Congress Street historic district, for new construction within
the B3 zone,  the   historic preservation board shall not impose conditions more restrictive than the dimensional
requirements (Sec 14-220) of the B3  zone.

(b) Composition of principal facades:

1. Proportions of openings.  The relationship of the width to height of windows and doors shall be visually compatible
with structures  public ways and places to which the building is visually related.

2. Rhythm of solids to voids in facades.  The relationship of solids to voids in the facade of a structure shall be
visually compatible with  structures, public ways and places to which it is visually related.

3. Rhythm of entrance porch and other projections.  The relationship of entrances and other projections to sidewalks

  
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shall be visually  compatible with the structures, public ways and places to which they are visually related.

4. Relationship of materials.  The relationship of the color and texture of materials (other than paint color) of the
facade shall be visually  
compatible with the predominant materials used in the structures to which they are visually related.

(c) Relationship to street:

1. Walls of continuity.  Facades and site structures, such as masonry walls, fences and landscape masses, shall,
when it is a characteristic of the area, form cohesive walls of enclosure along a street to ensure visual compatibility
with the structures, public ways and places to which such elements are visually related.

2. Rhythm of spacing and structures on streets.  The relationship of a structure or object to the open space between
it and adjoining structures or objects shall be visually compatible with the structures, objects, public ways and places
to which it is visually related.

3. Directional expression of principal elevation.  A structure shall be visually compatible with the structures, public
ways and places to which it is visually related in its directional character, whether this be vertical character, horizontal
character or nondirectional character.

4. Streetscape, pedestrian improvements.  Streetscape and pedestrian improvements and any change in the
appearance thereof located adjacent to, or on a landmark, within an historic district or within an historic landscape
district which is readily visible from any street or open space shall not be incongruous to the historic character of the
landmark or district and shall comply with the criteria and guidelines specified in the design manual.

(d) Other standards:

1. Compatible uses.  Every reasonable effort shall be made to provide a compatible use for a 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. Distinguishing original character.  The distinguishing original qualities or character of a structure, object or site and
its environment shall not be destroyed.  The alteration of any historic material or distinctive architectural features
should be avoided when possible.

3. Archeological resources.  Every reasonable effort shall be made to protect and preserve significant archeological
resources affected by or adjacent to any project.  If resources must be disturbed, mitigation measures shall be
undertaken.

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

5. Additions.  Wherever possible, new additions to structures and objects shall be undertaken in such a manner that,
if such additions were to be removed in the future, the essential form and integrity of the structure would be
unimpaired.
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Fwd: ie: 1227 Westbrook Street Inbox

3:31 PM (6 minutes ago)
to me
Deb Andrews

---------- Forwarded message ---------
From: Michael Archibald <marchie1962@gmail.com>
Date: Thu, Feb 10, 2022 at 1:07 PM
Subject: ie: 1227 Westbrook Street
To: Deb Andrews <dga@portlandmaine.gov>

Dear Ms. Andrews,
Attached is our letter of support for the Richardson Family's proposed renovation of the historic property at 1227 Westbrook Street in Stroudwater.  Please consider
our letter when coming to a decision about the property.

Thank you, 
Michael Archibald
__________________
Michael Archibald
126 Stroudwater Rd
Portland ME 04102
c) 617-699-3017
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Michael Archibald & Jason Dionne

126 Stroudwater Road

Portland, ME 04102


617-699-3017

marchie1962@gmail.com


February 10, 2022


Debra Andrews,  ie: 1227 Westbrook Street

Historic Preservation Board

Portland ME


Dear Ms. Andrews,


My husband, Jason Dionne, and I are neighbors of John and Claire Richardson who 
are submitting a renovation application for approval by your board for the property at 
1227 Westbrook Street in the historic Stroudwater District.


We have spent time with the Richardson’s along with their plans for expanding the 
footprint and massing of their historic home.  After much discussion, both Jason and I 
are fully supportive of their plans.  We both feel that the house has been neglected 
over the years and there is a real possibility that it may have to be demolished if not 
made livable for a 21st century family.   Since the house has been changed dramatically 
since 1730, in order to accommodate families of different time periods, it seems 
absolutely appropriate that the Richardson’s have a chance to make the property 
livable for a modern family.  We are sure that in 100 years, (if hopefully still standing), 
the house will accommodate whoever lives there at that time, while keeping its historic 
character. 


All the applicable standards of the Historic Preservation Board seem to have been 
painstakingly taken into account with regards to their architect’s plans. 


As neighbors of the Richardsons, we look forward to seeing them raise their family at 
1227 Westbrook St. in the home that they imagine, as well as contributing to 
Stroudwater’s close knit community.


Sincerely yours,


Michael Archibald & Jason Dionne
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From: anne marie wilberg <mientje4663@gmail.com>
Date: Mon, Feb 14, 2022 at 5:05 PM
Subject: Letter support for Richardson application 1227 Westbrook street
To: <dga@portlandmaine.gov>

Dear Ms. Andrews, please share this letter with the Historic Preservation Board as our public comment.

My husband and I are writing in support of John and Claire Richardson's application for renovation and
additions at 1227 Westbrook Street, Portland, Maine.

We have reviewed in detail the plans of the proposed additions and architect's renderings.  We feel that not
only are they aesthetically attractive, but the plans also fall squarely within what is allowed by the standards
under which these applications are to be judged.

As homeowners in the Stroudwater neighborhood  ( 44 Tide Mill ) for the past 6 years, we have enjoyed the
historic nature of the community and are saddened by the deterioration of many of the homes due to neglect.
We have been heartened by the influx of new families with young children who create a vibrancy that is such a
positive for any neighborhood.

Having been inside the house on several occasions, it is clear this house is in great need of renovation and TLC
to bring it back from its current condition.  Without intervention this house will suffer a similar fate to several
abandoned and deeply neglected houses in this neighborhood.

The first house that we bought was a beautiful old cape from 1729 in Cumberland. It had beautiful King pine
floorboards, a foundation made out of large tree trunks, a dining room which was not wired for electricity, with
a ceiling that was insulated with corn husks.  We revelled in these features.   Sadly, the barn was unsafe and
needed to be replaced, and other parts of the house needed to be renovated so as to be a house our family
could live and grow in. We recognized the need to "honour " the house and its history because it was the "right
thing to do", while balancing the need to add living space that was sorely needed. We mention this only to
reinforce the fact that we strongly believe in maintaining the integrity and remaining true to history of the
house and believe that John and Claire share this sensibility.

With this in mind we, wholeheartedly encourage the board to approve their application.

Sincerely,      Jim and Anne Marie WIlberg
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From: <willavennema@gmail.com>
Date: Sun, Feb 27, 2022 at 4:16 PM
Subject: Richardson Renovation
To: <dga@portlandmaine.gov>

Dear Ms. Andrews,

Please forward our letter to the Historic Preservation board.

Dear Esteemed Members of the Historic Preservation Board,

We are writing in support of the Richardson’s proposed renovation and additions to their house at 1227 Westbrook Street  in
the Historic Stroudwater neighborhood.

We recently renovated our house at 40 Garrison, and know what a huge undertaking they are hoping to be able to pursue.
We have seen their architectural drawings and think the additions look tasteful and in keeping with the aesthetics of the
neighborhood without trying to mimic the time period.

The expense and emotional energy required to renovate an antique home are tremendous. It is a special thing when a young
couple wishes to do so, and plans to stay in Portland and raise their children here.

We hope the board will approve John and Claire Richardson’s plans, and we will gain another young family and a beautifully
restored home in our neighborhood.

Best regards,

Willa Vennema and Carter Waldren
40 Garrison Street
Portland Maine
04102
willavennema@gmail.com
207-553-0572
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From: Greg Anderson <anderson.greg@outlook.com>
Date: Tue, Mar 1, 2022 at 7:01 PM
Subject: 1227 Westbrook St Renovations
To: <dga@portlandmaine.gov>

Hi Deb,

I'm reaching out on behalf of myself and Noelle, who own the James Forder house (1235 Westbrook) immediately to the
west of John and Claire Richardson (1227 Westbrook St). We wanted to write to offer support for their updated plans. For
some background, we originally came to Stroudwater with the understanding that our house and the house next door
(1227) were the two oldest houses in Portland and carry quite a bit of historic significance. As such, we were a little
apprehensive after hearing word of renovations. It was the intertwined history of the homes as well as the greater
neighborhood that were major factors in wanting to be in Stroudwater. We're both huge history buffs so this is the ideal
place to call home. However, after seeing the updated plans, we have no objections. We feel the plans strike a nice
balance between historic preservation and modern updates. It's nice to be able to separate old vs new without blurring the
lines, and it's that clear delineation between the two that makes it worth supporting. We know it's impractical to live how
people lived hundreds of years ago, and we're very pleased to see that the historical aspects can still be enjoyed by us
and the rest of the neighborhood while increasing its habitability for the homeowners. It feels like a win-win.

Could I ask a favor, and that's to share this email with the Historic Preservation Board as an official comment in favor is the
plans? We'd be much appreciative!

Kind regards,
Greg and Noelle
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From: Lucas Hathaway  Date: Tue, Mar 1, 2022 at 
11:05 PM
Subject: 1227 Westbrook Street
To: Andrews, Deb <dga@portlandmaine.gov>

Hi Deb - 

I believe the proposed renovation of the 1227 Westbrook Street property is on the agenda for Wednesday's HPB meeting. Do
you know what time that will be, and can you share a link to attend the virtual meeting?

I'd also like to voice my support for this project as a Portland resident and a neighbor. From what I've seen of the architectural
renderings, the new design effectively keeps the historic structure front and center (literally), and the clear focal point of the
curb view of the home

I also appreciate that the owners are investing their resources and energy into what I understand is a fairly challenging set of
circumstances with this historic property. It sounds like they are willing to make a significant financial investment for the very
sake of preservation - money would likely go farther in finding or building a different, "easier" home for their family.

I would welcome this investment in the Stroudwater neighborhood and therefore I would like to add my endorsement to the
proposed project, and hope that the owners and HPB can find a mutually agreeable design that allows this property to come
back to life..

Please forward this message to the Board and let me know details of the workshop, when you get a chance. 

Thank you - 
Lucas Hathaway
60 Garrison Street
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HP Public Comment - 1227 Westbrook application - History & Significance Issues External Inbox

10:45 AM (8 minutes ago)
to HIstoric, Deb, Robert, jmy, me, Christine
George Rheault

I am fully in support of the additions and renovations proposed by the applicant (whom I do not know and have never
communicated with in any fashion, even by proxy, though I wish them well and welcome their investment in our
community).

I am disappointed however that the HPB and planning staff seem to be unduly restricting this applicant from pursuing a
more extensive plan.

For example, the scaling back of the dormer on the north elevation by the applicant appears to be a concession offered
to gain approval. Yet the HPB has little basis for subjectively claiming that such a dormer, a minor aspect of the overall
project, would "upstage" the existing structure.

This overall scaling back of the original submission is very regretful even if in some ways the new submissions appear
more successful (the strips of glass-filled transition spaces between the old and the new are excellent - I suspect these
innovations were held back initially as part of the typical kabuki theater the HPB regularly engages in).

My basis for questioning the HPB's opinions in this matter are directly related to the questionable history surrounding
this house and what kind of significance the public should attach to certain of its features, particularly the rear ell,
beyond its front facade.

To begin with, as is typical, the preservation documentation in the record is shoddy and poorly supported.  Indeed we
have conflicting information about what to even "name" the structure.  For instance, the Maine Historic Preservation
Commission, "Portland Historic Resources Inventory, 1976" has a different identification for the property:

Source: https://digitalcommons.usm.maine.edu/me_collection/58 

Even if we swap the "Solomon Morton, Jr. House" for the "Isaac Fry House" there remains the outstanding question of
why attach any importance to Isaac Fry.

Apparently what little we know of him and his family comes from some conjecture from Leonard Chapman that was
then repeated by Myrtle Kittridge Lovejoy in her "This is Stroudwater" compendium circa 1985.  

We have no firm evidence Mr. Fry built the original structure or even had anything to do with its further evolution after
its creation.  Fry merely is the first person for which we have written documentation of having a legal attachment to the
property (the dates of his actual occupation of it likely are lost to history).  Indeed, it is almost a certainty Fry had
nothing to do with the NW ell in the rear which preservation staff dates to 1850 but provides no evidence for
that conjecture (perhaps relying on nothing more than the "75+ years" guess from the 1924 tax assessor card).

Ms. Lovejoy, who was a tenacious researcher and a big booster of Stroudwater's history at every opportunity, struggles
to be able to say more than a handful of paragraphs about the house and ignores all of its other occupants beyond Fry
(who is on record having sold the building in 1830 with apparently no further connection to it).  Planning staff offer up no
census records or other information to help us understand the dwelling's caretakers up to our present era.

The 1924 tax assessor records make clear that in 1924, this property was a TWO-FAMILY dwelling (the HPB of course
has no interest in preserving THAT history).  The records also make clear there was a substantial "shed" (with a very
large footprint) behind the house that was in active use (both for storage and apparently including a henhouse).  This
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large out-building shows up on the 1913-1914 Richards Atlas for the area: https://digitalcommons.portlandlibrary.com/
richardsatlas_plates/11/
https://digitalcommons.portlandlibrary.com/richardsatlas_plates/11/

325-331 Westbrook Street, Portland, 1924 - Maine Memory Network (HOUSE)
https://www.mainememory.net/artifact/85594

325-331 Westbrook Street, Portland, 1924 - Maine Memory Network (REAR OUT-BUILDING CONTAINING
HENHOUSE)
https://www.mainememory.net/artifact/85595
[NB: the 1950 tax assessor card accessible via the City's website makes no mention of this out-building so it clearly did
not survive beyond 1950]

The point of all this is to highlight that this property has undergone a great deal of change which we do not need the
remaining physical structures to understand.  The current applicant is committed to making sure the original Greek
Revival front facade is respected and not overwhelmed by the additions. This is good and achieves the goals of the
historic district, but I cannot see why the rear ell should receive any special standing.  

The ell is barely visible from the road (even in the winter) or any other public vantage point.  And there is precious little
history showing that the ell has any real significance of any kind - either to Stroudwater's history or the rest of Portland. 
It is simply a pedestrian vernacular survivor and while that is an achievement, that alone should not be a straitjacket for
future plans.

I admire its quirkiness and I am sure we would all love to learn more about its origins (something may get revealed
during the renovations), but the ell should not be the "tail" that wags the "dog" (in this case, the dog is the major
renovation plan under review here).

In summation, please give the applicant a free hand to develop the NW addition and the rear portions of the house
without attaching any significance to the ell.  

It is NOT a character-defining feature of the property, and the story it "tells" is the exact same story the current owner is
about to carry forward: which is that each generation makes its own accretions and accommodations to a property in
order to suit its contemporary needs within the resources available at the time.

The ell is well-documented and future historians, if any care, will be well informed of its existence up to this point but
beyond that there is little to no need to protect it from major alteration if the new owner has other ideas.  The
Stroudwater Historic District will not be diminished by the ell being swallowed up or significantly altered.  The HPB is
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not a de facto homeowners association but a body that tries to balance the past with the future and should show ample
restraint when it does not have a good leg to stand on for making purely subjective judgements. 
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3/2/22, 11:17 AM Fwd: Public Comment on 1227 Westbrook St - areed@portlandmaine.gov - City of Portland Mail

https://mail.google.com/mail/u/0/?ogbl#inbox/FMfcgzGmvLPWZKRzbwwvNNrGbskbTqzh?compose=sJwlqdjVCrJBrMHgwcSNpHhprfTcSZcCqMRvdW… 1/1

From: David Silk  Date: Wed, Mar 2, 2022 at 
10:54 AM
Subject: Public Comment on 1227 Westbrook St 
To: <hp@portlandmaine.gov>

Hi:  I am writing to offer comments on a pending application to add an attached garage and side addition to the
historic home at 1227 Westbrook St. located in the Stroudwater Historic District.  I have lived in the District at
1187 Westbrook Street since 1996.   I understand there is a 2nd workshop later today.  I write again to voice my
concerns regarding the proposal.

As a general comment troubling to me is the applicants’ insistence on an attached garage.  One of the dominant
characteristics of the District as viewed from a public way is the lack of any garages, attached or otherwise.  It is
a 21 Century suburban phenomenon. And simply not compatible in this District.  

When the parcel in the District across the street from me (1190 Westbrook) was developed 15 or so years ago, as
approved by this Board, the new home had massing and scale and features that integrated the new home with its
surroundings.  Most notably the garage was located well behind the new home and hidden from the street. 

If someone wants a home with the amenities of an attached garage there are plenty of such modern homes
located just outside the District with that feature, such as all the homes on Tide Mill Rd developed in the 1990s
and those at Rivers Edge Drive developed in early 2000s. 

Leaving aside how it is styled, attaching a garage to this historic structure and visible from a public way
denigrates the historic nature of the structure and surroundings. The Tate house is just a stone's throw away. It is
not a character of the District because the District traces its routes to the pre-car period.   

Standard 9 says in part: “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.”  The proposed
garage addition fails this test in my view.  

The Staff’s comments on page 5 of the Board memo applicable to the initial proposal remain equally applicable
to the revised proposal. The proposed modifications “has the effect of engulfing, overpowering the original
house.”  The historic structure will be “compromised by the proposed addition(s).”

It is hard to say no to an applicant.  But the addition of a suburban attached side garage to this historic structure
just does not work no matter how presented.  It is simply not compatible with the structure and is not consistent
with the character of the District (which is the absence of garages, attached, attached with breezeway or
otherwise, visible from a public way).  The garage should be dropped from the proposal.

The revised proposed addition on the other side is an improvement over what was presented before and standing
alone (with no added garage on the other side) is far less overwhelming due to the additions' recessed setback
and scale. The mostly blank wall remains of concern.

I will add that others in the District share my concern.  They welcome the Richardsons but feel that adding a
garage as a side addition to this house just does not work no matter how dressed up.

 Thank you for considering my views. 

David Silk 

1187 Westbrook St 

Portland 

PC12
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3/2/22, 12:02 PM Public Comment on 1227 Westbrook St. - areed@portlandmaine.gov - City of Portland Mail

https://mail.google.com/mail/u/0/?ogbl#inbox/FMfcgzGmvLPWZNqblzzbcwBKZtjwfXWR?compose=CllgCJZfSkfXCCmGVCDKjPlPPrMBnWqSqnKpfV… 1/1

Public Comment on 1227 Westbrook St. External Inbox

 11:59 AM (2 minutes ago)
to me
Lynn Jennings

Hello, 

I am writing to share comments on the pending application to add an attached garage and other additions to the historic house at 1227 Westbrook Street in the
Stroudwater Historic District. I’ve lived in the district at 1187 Westbrook Street since 2019. 

The proposal for the attached garage shouts suburban in the very midst of what is a collection of historic homes on Westbrook Street. When that garage is coupled
with the other additions the original house’s simplicity is overwhelmed and suburbanized. The variety of rooflines distract the eye from the clean and simple lines of
the original structure. The jumble of additions are visually discordant and not in character with surrounding homes. 

I walked up and down Westbrook Street yesterday and noted how from the Tate House onward there is an immediate sense of entering an intimate old-timey village
of homes with simple lines and forms. The simplicity is striking, the stately structures are appealing. Of course there is modernity everywhere with cars in driveways
and so on but the atmosphere of preservation and upkeep is clear.

A portion of Standard 9 says, "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.   The proposed multiple additions (one with a big blank street-facing wall with only
one window) plus an attached garage stuck onto the simple original structure at 1227 Westbrook St do not meet the compatibility test. 

I appreciate that the Richardson’s want to update their house and I am glad they are in the neighborhood. I hope they can find a way to execute their
updating while remaining sensitive to the surrounding houses whose owners care very much about being good stewards and guardians of the
neighborhood’s special historic nature. 

Thank you for reading and for considering my views. 

Lynn Jennings
1187 Westbrook St.

PC13
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3/30/22, 2:04 PM Isaac Fly House at 1227 Westbrook Street

https://groups.google.com/a/portlandmaine.gov/g/HP/c/IXXAxFmeg40?hl=en 1/1

0 views Subscribe 

an...@annetaintor.com Mar 29
to h...@portlandmaine.gov, an...@annetaintor.com

Dear Historic Committee,

I love living in Stroudwater, and I love walking through this neighborhood: the beautiful old houses,
the equally beautiful rivers… and all the space! My son-in-law once described Stroudwater as living
in the country in the middle of a city.

This week I looked at images of the proposed additions to the Isaac Fly House at 1227 Westbrook
Street. (I’m so late to take action because I had no access to internet for 4 months.) After looking at
the images I walked by the house to get an idea of how the additions would affect things. I’m
concerned.

The additions will block two lovely views of the Fore River. It seems to me that the views and
the spaces are important elements of the historic character of this neighborhood.
The additions totally change the character of the Isaac Fly House. From the stately building it
now is it will turn into a Scarborough-esque McMansion, totally inappropriate to this historic
neighborhood.
It also appears to me that the artist’s renderings of the project are misleading. The renderings
show mature trees to the east of the garage addition – trees that simply do not exist in the
locations shown. And it appears that those trees, if they were there, would actually be on the
lawn of 1221 Westbrook. I don’t believe that the space and foliage shown in the artist’s
renderings actually exist.

You may remember that years ago I spoke in support of my next-door neighbor’s proposed
additions. Every time I look out my back windows and see her barn instead of the river view I once
had I regret my support.

Does the decision of whether to approve the project rest solely on whether the additions meet the
Standards for Review of Alterations to Contributing and Landmark Properties?  Or, as I hope, will
the Committee take into account the effect that the proposed additions will have on the other
elements of the historic character of the neighborhood?

Thank you for letting me voice my concerns.

Regards,

Anne Taintor

Archelaus Lewis House

1258 Westbrook Street

Isaac Fly House at 1227 Westbrook Street

PC14
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3/30/22, 2:06 PM 1227 Westbrook Street from John Swan

https://groups.google.com/a/portlandmaine.gov/g/HP/c/cRHSIqX9k6w?hl=en 1/2

0 views Subscribe 

an...@annetaintor.com Mar 29
to h...@portlandmaine.gov, lost...@aol.com

To the Historic Committee:

I am here typing a handwritten letter from John Swan. John is having computer issues, and so he asked me to
submit this for him:

-------------------------------------------------------------------------------------------------------------------------------------------------------
--------------------------------------------------------------------------------------

    Stroudwater is a very special place, defined by waterfalls, rivers, and tidal estuaries. The heart of the Historic
District, with a few exceptions, is a short section of Westbrook Street that extends from Congress Street to the
end of Westbrook Street, and fortunately for Stroudwater, the neighborhood has aged gracefully through the
ravages of three centuries, and it remains as a rare example of an 18th and 19th century village.

    The Isaac Fly House, which is likely the oldest surviving house in Portland, sits at the heart of this small
community, and any additions to it should reflect a respect and sensitivity to its unique surroundings, history, and
neighbors.

    Applicable Standard #1 states that any addition to an historic building “requires minimal alteration to
the character and defining features of the structure, object or site and its environment or to use a property for its
original intended purpose (sic).”

    The proposed additions of the bedroom and bath, two-car garage, and west wing addition do not adhere to this
standard.

    Although the original façade remains in the proposal, there would be, in effect, two more facades attached to it
facing Westbrook Street, which would have a negative impact on the historic nature of the immediate
neighborhood, especially the Hinchliffe property to the east, which would be overwhelmed and dwarfed by the bed
and bath and garage.

    It is space that defines structures as much so as the structure, and it is space that lends grace and beauty to
neighborhoods.

    The space on either side of the Isaac Fly House, with open views of the Fore River, will be blocked by the
proposed additions, and have the effect of being “shoe-horned” between its two neighbors.

    Applicable Standard #9 states “The new work shall be compatible with size, scale, color, material, (and
again) character of the property.”

    The proposed construction overwhelms the original house, giving the original façade the impression of a
postage stamp stuck on a box, an incongruous token at best.

    The large, angular, contemporary windows on the west addition, and where the garage attaches to the second
story of the house, certainly do not adhere to Standard #9. They are hideous at best and destroy the historical
character and grace of the original house and neighborhood. A new home in the historic district would not be
allowed to have them.

 Additions should represent and compliment rather than contradict an historic house.

1227 Westbrook Street from John Swan

PC15
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3/30/22, 2:06 PM 1227 Westbrook Street from John Swan

https://groups.google.com/a/portlandmaine.gov/g/HP/c/cRHSIqX9k6w?hl=en 2/2

    Architects who seek to promote their own distinctive designs are out of place in an historic neighborhood. The
concept that historic additions should be distinct in some way from the original building is misguided, and it is
designed to give architects an excuse to impose their own creative stamp on a structure.

 

    Applicable Standard #8 states “Every reasonable effort shall be made to protect and preserve significant
resources affected by or adjacent to any project.” Do not the open spaces with beautiful views of the Fore River
that separate the Fly House from its neighbors qualify as significant resources? Space defines a neighborhood,
please take notice of the open space as it exists now.

 

    To me, the proposed additions are overwhelming in scale, and seem to be an excuse and a support system for
all the glass on the north side of the house.

    It’s a transformation rather than a restoration, and if other historic houses in Stroudwater were approved for
similar construction, the neighborhood would be fundamentally changed forever.

 

John Swan

1246 Westbrook Street

Portland  04102
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EXTERIOR RENDER UPDATED (SECOND WORKSHOP)

GARAGE ADDITION ROOF AND GARAGE DOOR OPTION 1
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EXTERIOR RENDER UPDATED (SECOND WORKSHOP)

GARAGE ADDITION ROOF AND GARAGE DOOR OPTION 2
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EXTERIOR RENDER (FIRST WORKSHOP)
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
WORKSHOP (2nd) 

1227 WESTBROOK STREET 
 

 
TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   February 25, 2022 
RE:   March 2, 2022     WORKSHOP – Preliminary Review of Proposed    
                       Building Additions                                                
 
Address:       1227 Westbrook Street 
     Stroudwater Historic District 
 
Applicant/Building Owner: John Richardson and Claire Horn 

Architect:       Scott Simons Architects 

A sign announcing the Historic Preservation Board’s meeting on March 2, 2022 was 
posted at the property on February 23, 2022.  A legal ad was published in the Portland 
Press Herald on 2/21/22 and 2/22/22 and 32 notices were sent to neighboring property 
owners within 100’ of the property. 
 
Introduction   
On behalf of applicants Claire Horn and John Richardson, architect Scott Simons has 
requested a second workshop to present a revised proposal for building additions to the 
historic single-family home at 1227 Westbrook Street, located within the Stroudwater 
Historic District.  The rear of the property abuts the Fore River. The design revisions 
were made in response to Board feedback at the initial workshop, held on January 12, 
2022. 
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As Board members will recall, the proposal calls for a living room addition off an existing 
wing on the northwest side of the house and a two-story garage/master suite addition 
off the southeast elevation of the house.  Plans also call for site alterations associated 
with the garage addition. 
 
Enclosed with this submittal is a cover letter summarizing the changes made in response 
to Board comments on January 12th, as well as plans, elevations and renderings.  Mr. 
Simons has included drawings of the original proposal for reference purposes, together 
with the revised plans.  Note that two design options for the revised garage/master 
suite addition are provided for consideration at this follow-up workshop.  
 
Background Information (excerpted from 1/12/22 staff report for reference purposes) 
 
Subject Structure, Character-Defining Features of House and District 
The subject structure, known as the Isaac Fly House, has evolved considerably since its 
original construction.  Built as a single-story cape around 1730, the cape was lifted 
around 1850 and a new first floor was constructed underneath.  The architectural 
character of the building as it stands today clearly reflects this 1850’s renovation, as the 
exterior is representative of the Greek Revival style popular during that period--note the 
characteristic entry surround and simple Greek Revival trim. 
 
A rear two-story wing was added later during the 19th century.  (There is some question 
as to whether this wing was a separate building that was moved and attached to the 
rear of the house, given the awkward intersection of rooflines.) This wing, with its gable 
roof oriented to the street, projects beyond the northwest corner of the main house.   , 
Mr. Simons has provided axonometric views illustrating the evolution of the structure 
over time. 
 
Enclosed with the applicant’s submittal is a photo of the house as it appeared in 1924.  
Today, as in 1924, the building remains remarkably unchanged from its mid-19th century 
appearance and is representative of Stroudwater’s period of significance.  (Please refer 
to ATTACHMENT 3 of the 1/12/22 packet for a description of the Stroudwater Historic 
District, its visual character and its areas of significance.) Key character-defining features 
of the subject structure include its simple form and massing, its spare architectural 
details typical of the architectural periods that characterize the village of Stroudwater 
and its overall relationship to its site (although the introduction of a wide curb cut and 
driveway in recent years have eroded the original relationship). 
 
Physical and Zoning Constraints 
As Board members will recall, the subject structure is located on the east side of 
Westbrook, with the back of the property abutting the Fore River.  There is a fairly sharp 
change in grade behind the house as well as a change in grade immediately beyond the 
southeast elevation of the building.  These conditions need to be accommodated in any 
design solution.  
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More significant considerations for this project are the applicable zoning requirements 
and restrictions for this property, including those associated with shoreland zoning.  The 
proposal before the Board, especially in terms of the position and footprint of the 
additions, has been shaped in great part the need to accommodate zoning restrictions 
applicable to this site.  Below, for quick reference, is a plan review that shows the two 
additions (in yellow) and applicable setback and shoreland zoning requirements.  (A 
more detailed view of this site plan is included with the applicant’s submittal.) 
 

 
 
As the property abuts the Fore River, no portion of any new structure or addition may 
be built within the required 75’ setback from the shore—shown in the blue line above.  
As this illustrates, shoreland zoning severely constrains the available building envelope 
where additions can be introduced, particularly on the southeast (driveway) side of the 
building.  The shoreland zoning map shows that there is an existing encroachment (see 
area highlighted in red), but this encroachment, as well as the deck beyond it, are 
considered grandfathered.  Any additional encroachments would be another matter.   
(Note that a small area at the rear corner of the addition will require an exception.) 
 
During preliminary meetings with the applicant and Mr. Simons, the possibility of setting 
the garage addition further back or to the rear was discussed.  This was not an option 
based on the shoreland zoning restrictions. 
 
The proposed building additions will also need to meet the setback requirements of 
Portland’s zoning ordinance.  In order to meet the sideyard setback on the northwest 
side of the property, the applicants have negotiated a land conveyance with their 

          Build-to 
limit established 
by shoreland 
zoning 
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neighbor.  (See cross-hatched area.) 
 
Original (1/12/22) Design Proposal  See elevations and renderings of the original 
proposal included for comparison with the new submittal. 
 
As proposed, the living room addition to the northwest continued the sloped roofline of 
the earlier wing and featured one single-lite window of vertical proportions facing the 
street.  The addition also featured a shed dormer with a band of mulled windows facing 
the side yard.  The addition was clad in natural shingles to distinguish itself from the 
historic structure.  Trim was kept to a minimum. 
 
The garage/master suite addition featured an 18.5’ x 21.75’ footprint and immediately 
abutted the southeast elevation of the principal structure, obscuring much of this 
elevation.  As Mr. Simon confirmed in his presentation, the historic structure’s side wall 
was to be retained.  The addition was set back 3’9” from the face of the house and 
extended about 5’ beyond the rear corner of the principal structure.  The ground floor 
level of the addition was set lower than that of the house—approximately 30”.  The 
addition’s sloped roof form was similar to that of the living room addition and featured a 
shed dormer facing the street.  The dormer featured 5 mulled windows.  A single garage 
door with vertical boards was shown.  Exterior materials and finishes were the same as 
those for the living room addition. 
 
As Mr. Simons explained in his cover letter for the 1/12 workshop, the additions were 
designed to be simple in form and spare in detail and were intended to make clear the 
distinction between new and old. 
 
The proposal also called for widening the driveway (the curbcut will not change) and 
constructing a low stone retaining wall at the edge of the driveway to accommodate a 
30” drop from the driveway to the front door.   
 
Board Comments at 1/12/22 Workshop 
In offering preliminary feedback, Board members acknowledged the fact that the 
physical constraints of the property as well as zoning restrictions applicable to this site 
severely constrain any flexibility as to the size, form and placement of any addition, 
making this a particularly challenging project.  Board members also expressed 
appreciation for the fact that the applicant is looking to accommodate the needs of a 
growing family.  That said, Board members noted that the scope and nature of the 
proposal presented significant challenges in terms of meeting applicable ordinance 
standards—in short, the applicant’s ambitious program was difficult to accommodate 
without unduly compromising the character of the historic structure.  Citing threshold 
ordinance Standards #1 and #2, Board members expressed the view that the cumulative 
effect of the additions was to overwhelm/dominate/compete with the existing historic 
structure.  
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While several specific questions were raised about the living room addition (see below), 
the Board’s major area of concern was the proposed garage/master suite addition.   
Board members found that it obscured the massing and form of the original house--being 
physically attached to the house’s southeast elevation and set back only a short distance 
from its façade. They also found that an attached two-car garage located in such a 
visually prominent position appeared incongruous to the historic character of the house 
and within the context of surrounding Stroudwater neighborhood. 
 
Following are specific questions and comments offered during Board discussion: 
      Questions: 

• Did you look at separating the garage addition from the house? 
• Did you explore with zoning staff whether a variance might be allowed given the 

unique circumstances of the lot and the historic designation of the house? 
• Is the garage as small as it can be? 
• Have you considered swapping the two functions, with the garage on the 

northwest side of the house? 
 

Comments: 
• Although the design of the additions is restrained and the material palette 

limited, they do not appear sufficiently recessive 
• The combination of additions has the effect of engulfing, overpowering the 

original house 
• Existing building is very discrete.  Its massing clearly communicates its period of 

significance.  This is compromised by the proposed addition(s?)  
• Regarding the living room addition, there is insufficient differentiation between 

the addition and the ell to which it is attached in that the addition’s roof slope 
continues the ell’s roof slope  and the addition’s front elevation is coplanar with 
that of the ell. 

• Would like to see the garage separated and set back further to allow the original 
form and clarity of the house to read through. 

• A two-car garage reads as a suburban addition—incongruous.  Given the garage 
door’s width and treatment, it is more prominent than the main door of the 
house.  This upends the traditional hierarchy. 

• Would encourage consideration of a one-car garage with narrower single door.  
This would improve the proportions of the garage addition and make it more 
secondary to the principal structure.  Consideration might also be given to 
reducing the width of the dormers. 
 

Revised Proposal 
In response to Board feedback, the design proposal has been modified in a number of 
ways.  The changes are described in Mr. Simons’ cover letter with the latest submittal 
and are summarized below.  Also notice that the latest submittal includes two options for 
the garage/master suite addition.  The two options do not vary in terms of overall 
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footprint and scale, but offer an alternative in terms of design details. 
Living Room Addition 

• Rather than extend the roof slope of the existing ell, the roofline of the addition 
now steps down to create differentiation 

• The dormer has been removed. 
• A glass “hyphen” has been added at the juncture between the existing ell and the 

addition. 
 
Garage/Master Suite Addition 

• The addition is now separated from the existing structure, but for a “breezeway” 
connector that is set back from the front elevation of the addition.  Although not 
indicated on the drawings, staff understands that the distance between the side 
wall of the house and the garage is 4’6”. 

• The size and volume of the addition have been reduced.  The garage is 360 square 
feet and is now a 1 ½ car garage. Its original width of 18 feet has been to 14 feet. 

• The garage door is narrower (comparison in door widths not provided) and now 
features applied trim that reduces the apparent scale of the door. 

• The second floor has been reduced in footprint and volume.  The second floor is 
260 square feet.  (No comparison in square footage provided.) 

• The breezeway connector features a full glass door and a large single-lite window 
above.  There is a corresponding window on the rear elevation of the breezeway, 
allowing for views through the connector. There is also a hood shown over the 
entryway. 

   
As noted above, two options are shown for the treatment of the garage/master suite 
addition.  The two options vary as follows: 

Option 1:  The ridgeline of the connector steps down from the roof ridge of the main  
                   addition.  In this option, the garage door includes glazing. 
Option 2:  The main addition and the connector share the same roofline and there is  
                   no glazing in the garage door. 
 

Exterior Finishes 
The current submittal indicates that the original house and existing ell are to be painted 
white, consistent with the building’s appearance in the 1924 photo (and typical of the 
building’s period of significance).  As before, the additions are proposed to be weathered 
cedar shingles with white or light grey trim.  This scheme is proposed to further 
differentiate the new and the old. 
   
Staff Comments 
A number of design revisions have been made to address concerns expressed by 
members of the Board at the initial workshop while accommodating the applicant’s 
program needs. The Board’s role is to determine not only whether the changes represent 
improvements to the original proposal but also whether the scheme as currently 
proposed meets the ordinance’s review standards.  If the Board finds that the proposal is 
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within reach of meeting the ordinance review standards but warrants addition 
modifications/refinements, these should be identified at the workshop.  If, on the other 
hand, there are fundamental concerns with this proposal (or a modest adjustment 
thereto) that are not likely to be satisfied, Board members should make that clear in 
order to provide direction to the applicant.  
 
Applicable Ordinance Standards for Review of Alterations 
(1) Every reasonable effort shall be made to provide a compatible use for the 

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

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

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

 
(3) All sites, structures and objects shall be recognized as products of their own 

time, place and use.  Alterations that have no historical basis or create a false 
sense of historical development such as adding conjectural features or elements 
from other properties shall be discouraged. 

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

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

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

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

 
The historic preservation ordinance’s New Construction Standards are also applicable. 
 
 
ATTACHMENTS 
1. Architect’s cover letter 
2. Revised submittal, including plans, elevations & renderings of original and revised 

proposal 
3. Public Comment 
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

179 VAUGHAN STREET 
 
 

TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Rob Wiener, Preservation Compliance Coordinator 
DATE:   April 1, 2022 
RE:   April 6, 2022       PUBLIC HEARING –Proposed Exterior Alterations 
       HPBR-001958-2022 
 
Address:    179 Vaughan Street  
 
Applicants:   Amy & Zachary McBee 
 
Project Architect:  Kevin Browne, assisted by Jack Riley 
 
A sign announcing the Historic Preservation Board’s meeting on April 6, 2022 was posted 
at the property on March 26, 2022.  A legal ad was published in the Portland Press Herald 
on 3/25/22, and 31 notices were sent to neighboring property owners within 100 feet of the 
subject property. 
       
Introduction 
 
On behalf of owners Amy and Zachary McBee, Kevin Browne and Jack Riley of Kevin 
Browne Architecture have requested a public hearing for renovations at 179 – 181 Vaughan 
Street.  The property is a noncontributing, two-family home in the Western Promenade 
Historic District, built in 1970, well outside the period of significance for the district.  The 
new owners (2021) plan to use it as a single-family residence. 
 
A two-and-a-half-story, wood-framed Queen Anne residence with a large porch once 
occupied the lot, but after its demolition the existing two-family residence was built with 
each unit having a two-car garage facing Vaughan Street.  Shortly after purchasing the 
property in 2017, the previous owner embarked on renovations that began as interior only 
but soon included substantial exterior alterations, including replacement of siding, 
windows, doors.  Historic Preservation staff became involved in the 2018 review of the 
project after work had begun; the building permit had been reviewed and approved 
without the awareness or inclusion of the historic preservation office. 
 
In 2018 staff involvement in the building permit review ensured some level of design review 
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and improved compatibility with the neighborhood, but as Mr. Browne’s current project 
summary notes, the 2018 renovation “neglected a few key issues” on the noncontributing 
building.  See Attachment 1 for the complete architect’s summary.  Mr. Browne’s drawing 
set provides a clear view of the proposed alterations, including details and window and 
door specifications, and he includes a materials list.  Staff has added views of the house 
from 2019 and before the recent renovation in 2018. 
 
April 6 will be the first time the Board has reviewed this project, but because the proposal 
involves a modest number of well-conceived improvements to the façade, staff elected to 
include it on the agenda as a public hearing without a preliminary workshop review. 
 
Subject Property 
 
With its front elevation dominated by four garage doors and wide concrete driveways, 
combined with wide exposure lapped siding, moderate roof pitches, an inconspicuous side-
facing entry, and triple casement windows with diamond-shaped grilles, the subject 
property has long stood out as a suburban-looking anomaly in the West End.  A curious 
imbalance in the overhangs of the front gable (probably conceived to shelter the entry 
door) makes another awkward detail readily visible from the street. 
 
As noted above, the 2018 renovations were underway when HP staff became involved, but 
staff found the owner was willing to work with them, changing some elements to make the 
design more coherent and compatible while still distinctly different from neighboring 
structures.  Windows had already been ordered and installed, denying staff the chance to 
advocate for window upgrades such as simulated divided lights instead of grilles between 
the glass panes.  (Staff notes that it appears the original windows did not have SDL 
windows either.) 
 
In 2018 one garage door was eliminated, and the window patterns gained coherence and 
more similarity to prevailing fenestration patterns in the neighborhood.  Shallow canopies 
over the doors added some articulation to the façade, and a quiet color palette and 
somewhat narrower siding exposure helped make the still noncontributing, modern era 
structure settle somewhat more easily in the context. 
 
Proposed Alterations – April 6, 2022 Public Hearing 
 
Please see Mr. Browne’s project summary, in Attachment 1.  Staff has also confirmed with 
the architect a number of additional details: 

• New windows are proposed to match the windows that were installed in 2018: vinyl 
windows made by Harvey, with grilles between the glass panes. 

• At the southwest corner of the front, the two sides each have two fixed, four-light 
windows mulled one over the other.  Mr. Brown proposed that these units be 
joined at the corner by window trim (material not specified) that will interrupt the 
corner board. 
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• Bedroom and study windows above the garage doors are proposed as larger 
double-hungs than before, to allow for openings that meet egress requirements. 

• The proposed front door will be painted fiberglass. 
• Some concrete is to be removed on both sides of the front porch, and replaced 

with landscaping plantings or grass. 
• Sconces are shown on either side of the front door; no specification is available yet 

for the fixtures. 
  
Staff Comments and Questions 
 
Staff begins by including the general standards for reviews of noncontributing structures: 
 

Sec. 14-651.5 Standards for Review of Alterations to or Redesign of 
Noncontributing Structures 
 
In considering an application for a certificate of appropriateness involving 
alterations(s) to a noncontributing structure the standards for review of alterations 
set forth in section 14-650 shall apply as applicable.  The intent of the review shall 
be to ensure no further erosion of any existing architectural character of the 
subject structure determined to be significant by the historic preservation board 
and, where practicable, to guide projects toward a more compatible relationship 
with the surrounding context. 

 
One might find it challenging to describe the architectural character of the original two-
family dwelling, except that it shows a practical approach to design that was an expression 
of its era but woefully out of place in the West End.  (It must be acknowledged that there 
are other buildings built in the second half of the 20th Century that showed a similar 
disregard for their context or made clumsy attempts to include faux historic character.)  
Staff would argue that while Board members might question some details of the current 
proposal, these proposed changes, like most of the 2018 modifications, show a hopeful 
progression toward “a more compatible relationship with the surrounding context.” 
 
Importantly, if the proposed plans are completed, the number of garage doors and the 
amount of concrete in front of the house will have been halved in the by the 2018 and 2022 
renovations.  In addition, a more prominent, street-facing entrance is proposed to be 
added to front of the house, and the garage will be relegated to the wing set further back.  
Mr. Browne’s design further updates the modern character of the property, with stacked 
corner windows and a simple contemporary front door with four horizontal glass panels 
that echo the 2018 garage doors.  There will still remain parts of this house that that are far 
from well-integrated into the new appearance, but it will be less of a forlorn relic of 1970’s 
suburbia. 
 
A number of features may warrant Board discussion, and possibly further detail 
development: 
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• Board members may wish to comment on the decision to wrap the window trim at 
the southwest corner, overriding the corner board. 

• Street-facing bedroom windows above the garage doors are shown as larger 
double-hungs allowing for egress.  Would it be worth considering casement 
windows to make smaller windows possible, thereby making them closer to the size 
of other windows and reducing the number of window sizes?  (It is true that the 
casements would swing out when open and lack the two different planes of upper 
and lower sashes, signaling their different nature.) 

• Unfortunately, the windows that were permitted under the 2018 building permit 
without HP review lack permanent, three-dimensional muntins, having only “grilles 
between the glass.”  The architect has proposed matching windows of the same 
type, rather than new windows with simulated divided lights that would be different 
from the 2018 mulled pairs on the second floor of the primary façade, that are to 
remain. 

• An enclosure made of natural douglas fir is proposed between the south side of the 
primary block and the driveway, to hide the gas meter and recycling barrels.  On 
this public face of the building, the Board might urge or require a solid painted or 
stained finish.  When reviewing highly visible wood fences in the neighborhood, 
staff strongly urges solid, opaque finishes instead of natural wood. 

• Sconces next to the new front door have not yet been specified.  Staff has not 
asked the Mr. Browne whether recessed lights hidden under the canopy were 
considered. 

 
Applicable Review Standards 
 
Please see the Standards for Review of Alterations to Noncontributing Structures, 
above, and note that the Standards for Review of Alterations to Historic Buildings also 
apply: 
 

(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. 

 
(3) All sites, structures and objects shall be recognized as products of their 

own time, place and use.  Alterations that have no historical basis or create 
a false sense of historical development such as adding conjectural features 
or elements from other properties shall be discouraged. 

 
(9) Contemporary design for alterations and additions to existing 

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

 
Motion for Consideration 
On the basis of plans and specifications submitted by the applicants for the April 6, 2022 
public hearing and information included in the accompanying staff report, the Board finds 
that the proposed alterations at 179-181 Vaughan Street meet (fail to meet) the historic 
preservation ordinance’s Standards for Review of Alterations (subject to the following 
conditions…….) 
 
Attachments: 
 

1. Attachment 1 – Summary cover letter by architect 
2. Attachment 2 – Plans and elevations  
3. Attachment 3 – Materials 
4. Attachment 4 – Architect’s photos 
5. Attachment 5 - Staff photos 
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Project Name:  Single family remodel for Amy and Zac McBee 

Project Location: 179 Vaughan Street, Portland, Maine 04101 

   Portland Parcel: 063 G008 

   Zone: R4 Residential 

   Historic Zone Overlay: Yes 

   Parcel Size: 6,000 square feet 

Site Plan: See attached 

Historic Preservations: Small Project 

Proposed Use: Single Family Residence 

Number of Residential Units: Single family 

Number of Parking Spaces: Off Street Parking for 2 Cars 

Project Description: 179 Vaughan Street went through a major renovation in 2018 and even though it is a 

noncontributing structure the renovation neglected a few key issues. A few issues that were not addressed during 

the renovation include not having a well-defined entry from the street and having too many garage doors. The 

majority of homes on Vaughan Street have their entry facing the street with a covered porch and garages that are 

set back from the street. Our proposed design is trying to address these issues. The scope of work includes interior 

renovations, relocating the front entry, removing a garage door, adding new windows, and adding an exterior doug fir 

slat wall enclosure. The main entry is currently on the side of the house (south side) and we are proposing to move 

the front entry to the west side of the house facing Vaughan Street. We are proposing to add a 5’-0” x 10’-0” porch 

and roof to create a covered entry. This will give the entry a much more defined street presence. We are also 

proposing removing the single garage door on the northwestern corner of the house and replacing it with a pair of 

windows matching the existing windows. On the southwest corner of the house, we are proposing adding (4) 

windows in the existing stairwell. There is a large gas meter next to the existing entry that we are proposing 

concealing with a 1x6 doug fir slat wall enclosure, which could also house trash receptacles so they will not be visible 

from the street. All new windows and doors will match existing color and style, impacting the street appeal minimally.  
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SECOND FLOOR PLAN
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WEST ELEVATION IMAGE
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List of Visible Exterior Materials

Project:  

Renovation for Zac and Amy McBee

 

Location: 

 

179 Vaughan Street, Portland, ME 04102

 

Exterior Siding:  Match existing 6� exposure clapboards, painted to match existing gray siding

 

Exterior Trim: 

   

Match existing square stock wood soffit fascia and shadow board. Paint to match

existing fascia. Trim on the proposed covered porch posts shall be painted to match the

color of existing corner boards.

 

Roofing: 

  

Metal roof at proposed covered porch to match existing roof over garage doors.

  

Windows: 

  

New windows to match existing black windows. Double hung windows to be 2 over 2 lite

and casements to be 4 lite.

 

Front Door: 

 

New black Thermatru door with sidelites. 

  

Porch Ceiling: Match existing v-match ceiling above garage doors. Stained to match existing finish of

wood ceiling above garage doors. 
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