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LEGAL ADVERTISEMENT
HISTORIC PRESERVATION BOARD
CITY OF PORTLAND
Public comments are taken at all meetings.

On Wednesday, November 18, 2015 at 5:30 p.m., Room 209, 2" Floor, City Hall, the Portland
Historic Preservation Board will meet in Room 209, City Hall, to review the following items.
(Public comments will be taken at this meeting):
1. WORKSHOP
i. Preliminary Review of Proposed Alterations to Building Entry, including addition of
ATM Enclosure; THOMAS BLOCK, 100 COMMERCIAL STREET; East Brown
Cow LLC., Applicant.
2. PUBLIC HEARING

i. Certificate of Appropriateness for Site Alterations and Entry Porch Redesign;
392 SPRING STREET; Nancy and Dix Druce, Applicant

Break for Dinner; Meeting Resumes at 7:30
PUBLIC HEARING (continued)

ii. Certificate of Appropriateness for Installation of Signs; ONE MONUMENT
SQUARE; Bank of America, Applicant.

iii. Certificate of Appropriateness for Site Alterations and Replacement of Existing
Building Addition; 32 THOMAS STREET; Frank Monsour, Applicant.

3. CONSENT AGENDA



CITY OF PORTLAND, MAINE
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Secott Benson, Chair
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HISTORIC PRESERVATION BOARD AGENDA
November 18, 2015, 5:00 p.m.
Room 209, 2™ Floor, City Hall

Public comment is taken at all meetings

ROLL CALL AND DECLARATION OF QUORUM
COMMUNICATIONS AND REPORTS
REPORT OF DECISIONS OF NOVEMBER 4, 2015:

i.  Certificate of Appropriateness for Installation of Seasonal Enclosure; 133 SPRING STREET; Cecile
Stadler, Applicant. The Board voted 7-0 to approve the application subject to conditions.

ii. Certificate of Appropriatencss for Exterior Alterations; 547 CONGRESS STREET; Thomas
Moulton, Applicant. The Board voted 7-0 to approve the application subject to conditions.

iii. Certificate of Appropriateness for New Curb Cut and Driveway; 13 WEST STREET; Christopher
Ross, Applicant. The Board voted 7-0 to approve the application subject to condifions.

WORKSHOP

i. Preliminary Review of Proposed Alterations to Building Entry, including addition of ATM
Enclosure; THOMAS BLOCK, 100 COMMERCIAL STREET; East Brown Cow LLC.,
Applicant.

PUBLIC HEARING

it. Certificate of Appropriateness for Site Alterations and Entry Porch Redesign;

392 SPRING STREET; Nancy and Dix Druce, Applicant

Break for Dinner; Meeting Resumes at 7:30 p.n.

6.

PUBLIC HEARING (continued)

1il. Certificate of Appropriateness for Installation of Signs; ONE MONUMENT SQUARE; Bank of
America, Applicant.

iv. Certificate of Appropriateness for Sitc Alterations and Replacement of Existing Building
Addition; 32 THOMAS STREET; Frank Monsour, Applicant.

CONSENT AGENDA

Contact the Department of Planning and Urban Development, Planning Division, 874-8726 for further
information. To access agenda materials on-line, please visit the following web address on or after the
Friday preceding the meeting date: http://www.portlandmaine.gov/historic.htm



HISTORIC PRESERVATION BOARD
CITY OF PORTLAND, MAINE

WORKSHOP
100 COMMERCIAL STREET (THOMAS BLOCK)

TO: Chair Benson and Mcmbers of the Historic Preservation Board

FROM: Deborah Andrews, Historic Preservation Program Manager

DATE: November 13, 2015

RE: November 18,2015 WORKSHOP — Preliminary Review of Alterations to Main

Building Entrance, including Addition of ATM Enclosure

Address: 100 Commercial Street

Thomas Block
Applicant: East Brown Cow
Architect: Mark Mueller Architects
Introduction

Architect Mark Mucller, representing property owner East Brown Cow, is returning to the
Board with a revised proposal for altcrations to the main building entrance of the Thoinas
Block at 100 Commercial Street. The application was last before the Board in February 2015.
As before, the proposal calls for cutting into the broad curved wall that defines the existing
building entrance to install an ATM and introducing a glass enclosure that projects beyond the
plane of the existing curved wall. Under the revised proposal, however, the curved wall will be
renovated to feature a glass exterior and other elements of the entrance will be replaced as well.
The revised proposal was developed in an effort to create a more architecturally cohesive
treatment for the entrance which features an ATM as part of the overall composition.

Wedncsday’s review session is a workshop; the property owner and project architect are
seeking the Board’s input regarding the revised design approach before proceeding with design
development.

Background
In February, architect Mark Mueller presented plans for the addition of an ATM enclosure at

the main entrance to the Thomas Block. (See ATTACHMENT 1 for original proposal.) Board
members will recall that the plans called for cutting into the convex exterior wall at the

OAPLANW HISTORIC PRESERVATTIONYIP Board Memosi2015 Memosi11-18-15 Commercial 100 Thomas Block ATM
addition.doc -1-



building entrance (which features a natural wood finish) and installing an ATM within a new
wall plane. A frameless glass-walled enclosure was proposed to project beyond the face of the
existing curved wall to provide an airlock and protection for the ATM.

Board members did not support the proposal as presented, finding that the proposed ATM
addition was incompatible with the overall architectural expression of the existing building
entrance. They noted that the existing entry treatment, while not original to the building and
the product of a 1975 renovation, was noteworthy for its strong geometry, simplicity of
architectural expression and natural wood veneer. Board members argued that to cut into the
curved wall to accommodate an A'TM installation and introduce a frameless glass building
addition in front of the natural wood exterior wall would muddle the existing composition and
material palettc. While acknowledging the architect’s elforts to make the enclosure addition as
visually transparent as possible, the proposed enclosure would inevitably read as an after-the-
fact addition that is not integrated into the overall architectural ¢xpression of the building
entrance.

Subject Structure, Background

The Thomas Block is the largest mid-mneteenth century commercial building on Commercial
Street. Constructed in 1860, the block was designed in a restrained Italianate style. Although
the fagade appears to be continuous, it is actually made up of cight three-bay units. The entire
block, which survived the Great Fire of 1866, is slightly concave to fit the curve of
Commercial Street. [ts overall rhythm is a result of the repetitive elements of its fenestration,
storefronts and continuous cornice. Due to the relative austerity of the upper stories of the
fagade, the overhanging, wood bracketed cornice—broken by an arched central pediment with
clock—is the dominant decorative element of the historic structure’s original composition,

In 1975, the building underwent a comprehensive exterior renovation, which included the
replacement of its period 6/6 double-hung upper story sash with single~glazed awning windows
and the replacement of its storefronts with contemporary glazing and metal bulkheads. The
most dramatic aspect of the renovation project was the removal of the storefronts at the center
of the block (leaving the granite piers freestanding) and the introduction of a wide, convex wall
of a contemporary design with natural finish wood veneer. The centered wall, set back several
feet from Lhe front facade of the building, is flanked by two deeply recessed main building
entrances.

Revised Proposal

See enclosed computer-generated images, elevations and plan views. Proposed dimensions,
materials, finishes, lighting, etc. are noted on the plans. Note that the revised proposal includes
the renovation of alf clements of the recessed entry. Not only is the exterior treatment of the
curved wall to be replaced, but also the entry doors on cither side of the projecting wall and
signage at the entry. The plans also indicate that the curved glass wall is to be 1it at night with
an evenly distributed wall wash. Mr. Mueller will address specific details of the proposal at
Wednesday’s workshop.

OAPLAN HISTORIC PRESERVATION'HP Board Memos\20135 Memos\11-18-15 Commercial 10 Thomas Block ATM
addition.doc -2-



Staff Comiments

In staff’s view, the new proposal is much more successtul in that it is architecturally cohesive.
Unlike the original proposal, the new design addresses all clements of the reccssed building
entry, applying a consistent material palette and architectural vocabulary to each contributing
feature. Although the ATM enclosure still projects beyond the plane of the strong curved wall
that defines the entry to the Thomnas Block, the enclosure reads as an intentional clement of the
overall composition. Obviously, specific design details warrant further study, but the general
direction of the new design proposal is a positive one.

It should be noted that, if the new eniry trealment is approved and completed, the only vestige
of the natural wood finishes from the 1970’s renovation will be the window frames around the
single-lite windows on the upper fagade. When and if these frames need refinishing or
replacement, consideration should be given to applying a finish or color that is more consistent
with the new material and color palette found at the building entrance and ground floor
storefronts.

Applicable Review Standards

(1) Every reasonable effort shall be made to provide a compatible use for the property
which requires minimal alteration to the character-defining features of the structure,
object or site and iis environment or (0 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 destroved. The removal or alteration of any historic material
or distinctive architectural featuyes should be avoided when possible.

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

(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 characier of the property,
neighborhood or environment.

(10)  Wherever possible, new additions or alferations 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
unimpuadired.

Attachments

1. Excerpts from plans presented in February 2015
2. Revised plans, elevations and computer-generated images.
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Subject Structure, Sign Precedents

One Monument Square was completed in 1969 on the site of the 19'" century United States
Hotel. The new building was built as the headquarters for Casco Bank. Although

staff has been unable to locate photographs of the building with its original sign(s), we know
that the building did feature signs at the penthouse level and that they were likely internally
illuminated.

In more recent years, the lcad tenant in the ten-story commercial building was Pierce Atwood.
Pierce Atwood installed internally illuminated signs on three faces of the penthouse, (See
enclosed photographs and sign measureinents.) Aithough there are few upper story signs
elsewhere on Congress Street, the Picree Atwood signs were successfully integrated within the
downtown building fabric as they were not visually dominating or distracting. A number of
factors contributed to the relative success of the signage: the attenuated typeface, the stacked
nature of the lettering, the limited wall arca occupied by each sign, and the fact that each sign
was shifted to a position to provide a considerable distance between the signs,

Sign Proposal
The proposal calls for three separate internally illuminated signs. They are as follows:

s Facing Monument Square is a sign for Merrill Lynch centered on the penthouse
elevation. Tbe proposed sign measures 8’117 tall (at its tallest point) x 46° 8” wide.
(Standard letter height is 5°.)

s Facing south is a two-line sign reading Bank of America with logo above and Merrill
Lynch below (with no logo). This sigh measures 13°5” tall and 52’ wide.

e Facing Congress Street is a sign for U.S. Trust with logo. The sign measures 5°2” tall x
54°4” wide. Note that the typeface for this sign is different from that of the other signs.
(The BOA sign and Merrill Lynch signs feature the same typelace.)

Note that the face of each sign is white. (This is a change from the applicant’s original
proposal and is intended to provide a level of consistency among the three signs.) The only
exception is the treatment of the Merrill Lynch logo; it is outlined in biue.

Staff Comments

The Board is being asked to consider whether the presence of three separate signs on the
building’s penthouse is acceptable within the ordinance’s sign guidelines and generally
compatible with the character of the Congress Street Historic District. In addition to
addressing the threshold question of introducing multiple individual signs at the top of the
building, the Board is encouraged to consider the size and scale of the signs. Perhaps
consideration should be given to reducing the size of each sign to reduce the cumulative visual
immpact.
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Applicable Review Standards

The historic preservation ordinance’s sign standard and guidelines shall apply in the review of
this application. Note that while many of the guidelines are not applicable in the review of
signage for a building of recent construction such as One Monument Square, the general
guidelines under Section A. do provide relevant direction in this review. See ATTACHMENT 3
for copy of the ordinance’s sign standard and accompanying guidelines.

Motion for Consideration

On the basis of plans and specifications submitted by the applicant for the 11-18-15 Public
Hearing and information included in the accompanying staff report, the Board finds that the
proposed signage installation at One Monument Square meets (fails to meet) the historic
preservation ordinance sign standard and guidelines, (subject to the following conditions....... }

Attachments

1. Staff photo of previous sign taken from Monument Square
2. Applicant’s submission\
3. Historic preservation ordinance sign standard and guidelines
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Sign standard included in Historic Preservation Ordinance text:

Sec.14-652.5 Standard for review of signage

In considering an application for a certificate of appropriatencss involving the installation or
modification of sign(s), including awning(s) which incorporate signage, the historic
preservation board and planning board shall apply the following standard:

Signs shall be compatible with the subject building and its surrounding context as detailed in
the signage design guidelines included in the Historic Resources Design Manual. 1f therc is a
conflict between this standard and the requitements of Division 22 (signs) of the Land Use
Code, the stricter shall apply.
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Signage Design Guidelines

Introduction

Signs, awnings, canopies and other similar devices are among the most noticeable visual
elements of the urban commercial environment. These devices are not only a praetical
business requirement lor a properly owner or tenant but also can significantly enhance a
storefront, building fagade and street environment. Signage designed, constructed, and
installed throughout Portland’s historic districts should be executed and placed in a manner
which is respectful of the character of the building on which it will be located and the character
established by surrounding buildings and enviromnent.

Signs, as components of a building fagade, are relatively temporary as businesses or tenants
change with some frequency over time. The design and installation of signage should
recognize this temporary nature of uses and should always be approached with an attitude of
reversibility, All signs should be designed and installed in a manner that, upon their removal,
the character defining features of the building remain intact and that the exterior materials of
the building are not permanently or irreparably damaged.

Regulation of Sienage in Historic Districts

Any new sign and any change in the appearance of an existing sign located on Landmark
structures or within Historic Districts or Historic Landscape Districts shall be subject to review
and approval under the provisions of the historic preservation ordinance (Article [X of the
Land Use Code) and shall require a Certificate of Appropriateness.

The following guidelines provide guidance in the interpretation and application of the historic
preservation ordinance review standard (Sec. 14-632.5). The guidelines are general in nature
and are intended as guidance in designing appropriate signage for a wide range of building
types and styles, as well as contexts. Each application will be reviewed on a case-by-case
basis, with the objective of approving signage appropriate for the particular building and
context.

These guidelines shall apply to all sign types, including but not limited to, projecting signs,
wall signs, permanent window signs, awnings and canopies, banners, free-standing signs
(where permitted), portable signs, and rooftop signs (where permitted).

If there is a conflict between these standards and guidelines and the requirements of Division

22 of the Land Use Code (sign ordinance) or other provisions of the City Code, the stricter
shall apply.
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Guidelines

A,

iii.

v,

vi.

il

iii.

iv.

(eneral Desion Concerns

Signage on all buildings, historic and contemporary, should be carefully considered,
taking inte account the scale, character and design of the subject building and its
surrounding context.

Signs should not dominate building facades or obscure their architectural features
(arches, transom pancls, sills, moldings, cornices, windows, etc.)

Design, selection of materials, and workmanship should be of high quality in
appearance and character, complementary to the materials and character of the
building, and convey a sense of permanence and durability.

In a downtown setting, the design of signage should be oriented and sized to reflect
the nature of movement around the building, with an cmphasis primarily on the
pedestrian and slow-moving traffic.

The design of signage should be respectful of the building on which it is focated,
carefully designed to fit a given fagade, and complementing the building’s
architectural fcatures. Signage of a style that predates the building, such as
providing “colonialized” signs on a Victorian storefront, is not appropriate. A sign
of contemporary design or materials on a historic building may be acceptable,
provided it complies with the guidelines herein.

Where multiple signs occur on a single building, there should be a common pattern
and character between such signs. Signs need not all be identical, but there should
he a eommon pattern or placement, general scale and design, and type of
illumination.

Size

The size of proposed signs should be compatible with the scale of the overall
building and its architectural features. Signs should be sized to fit the specific
selected location.

The size of signs and individual letters should be at an appropriate scale for
pedestrians and slow-moving traffic. Except in unique circumstances, projecting
signs should not cxceed 16 square feet, on the first floor level.

As a general rule, projecting signs should not extend more than 4 feet into any
public right-of-way.

Signs on adjacent storefronts within the same building should be coordinated in size
and proporttion.
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C. Placement and Location

il.

il

v,

vi.

vil.

viil.

D.

The placement of signage should take into account the traditional location of
signage on buildings and the specific architectural features of the given facade.
Features to consider include existing sign boards, lower comices, lintels and piers.

The placement of signage should not visually obscure architecturally significant
features of the building.

The use of a continuous sign band extending over adjacent shops within the same
building is encouraged, as a unifying element.

Where signage 15 proposed on (or behind) window surfaces, such signage should
not substantially obscure visibility through the window and should be incidental to
the scale of the window. Larger window signs will be considered in the overall sign
allowances for individual tenants.

Generally, the placement of sighage should occur below the sill of the sccond story
windows. Placement elsewhere on a building may be considered under the
following circumstances: a) where the design of the base portion of the building
establishes some higher point as an appropriate location; b) where unusual site
characteristics exist; or ¢) where the proposed signage exhibits exceptional design
merit and is integrated into the design vocabulary of the subject building.

For historic structures, upper floor signage (including rooftop signs) is generally not
allowed, except for permanent window signs or where unique circumstances
warrant an exception {e.g. where a historically or architecturally significant rooftop
sign is to be recrcated).

Freestanding signs are generally not allowed. However, if the distance of the
building or tenant’s trontage from the street makes a building sign infeasible or
inctfective, a freestanding sign may be considered. Tntegration of such signs into
site features, such as planter walls, is encouraged.

In addition to placement criteria above, the minimum clearance of projecting signs,
awnings, canopies and marquees from the sidewalk must conform to current
building codes (generally 8’ clearance).

The placement of signs must not disrupt or obstruct the vision of drivers or
pedestrians so as to create a hazardous situation. No signs should be so located as
to significantly obstruct pedestrian circulation.

Communication

Signage is most effective when it is simple and limited in subject maiter to the name
ol the business or property and the incorporation of a logo, symbol, or other graphic
display which is central to the primary tenant or use of the property. General
commercial advertising incidental to the principal use is discouraged.
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structure should not permancently damage any significant architectural features or
exterior building material. For projecting blade-type signs, spot lights should be
incorporated into the bracket itseif.

viii.  Generally, flashing or moving lights are not appropriate. Special situations, such as
the design of marquees or features relating to special uses such as cultural events or
public activities may be appropriate exceptions where sensitively designed and
where no safety hazard is created.

F. Number of Signs

i. The proliferation of signs within a dense urban environment can lead to visual
clutter. The number of signs for each tenant or building should be keptto a
minimum while recognizing the need for identification and visibility.

ii. Ground floor tenants shall generally be limited to one wall sign and onc projecting
sign per tenant. Where tenants have frontage on more than one street, additional
signs may be aliowed.

iii.  Upper floor tenants should generally be served by a building directory sign.
Directory signs should be located at or near building entrances and should be scaled
so that individual names are visible to the pedestrian. Where allowed (see Section
C, vi and vii), upper floor building signs will be limited to one per building fagade.

iv. Signs (and/or banners) displayed during business hours only constitute an ongoing
advertising format and will be considered permanent signs rather than temporary

signs, if such display continues for more than 30 calendar days.

Q. Guidelines for Special Categories of Sisns

In addition to the guidelines described above, certain types of signs require
special guidelines which relate to their special characteristics or purpose.

i Awnings, Canopies and Marquees that incorporate Signage: The shape and size of
these devices should correspond to the shape, character and size of the opening over
which they will be installed, and should fully fill the width of the individual
window or door opening. These devices should not obscure architecturally
significant elements of the building. The attachment of such devices to the
structure should not permanently damage any significant architectural features or
exterior building material.

Where there are existing (appropriate) awnings or canopies on the building, new
awnings should be designed and located fo be compatible with those existing.

Signage graphics on awnings or canopies should generally be confined to the

valance and side refurns. Awnings or canopics with graphics may be considered as
ptimary signage.
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Fabric awnings should be of a canvas-type material and should not emit light.

il. Public Information Signs: This category of signage includes informational signage
such as traffic regulations, transit information, public announcements or community
activity information, and historic markers, as well as directional signage such as
street/district signs and wayfinding signs to major civic, arts and cultural
destinations. Wherever possible, these signs should be designed and located so that
they complement and reinforce the historic character of the environment in which
they are placed. Such signs may be freestanding as necessary to effectively serve
their purpose and may be located off the premises to which they refer.

iil. Painted Wall Art and Signs: Painted wall art such as murals and tromp oeil should
be used only to enhance the environment or streetscape and should not be
developed for advertising purposes. Sucb wall art should not disrupt the setting of
an historic building or of an otherwise distinctive environment.

Painted walls signs such as business names may be appropriate and should be
reviewed according to other applicable guidelines. Concerns about future
reversibility may prohibit signs proposed for unpainted masonry surfaces.

In a few instances, historic painted walls signs of a commercial nature are stitl
discernable on the facades of some buildings and serve as reminders of former
businesses and activities found therein. Where thesc signs reflect a significant
period of Portland’s history, preservation may be required.

v. Portable/Movable Signs: Sandwich board signs commonly found are the only
portable freestanding signs that are permitted (other than special temporary signs
and public information signs.) All portable signs placed within the public way
require special permitting through the City. In addition to requirements of that
process, all such signs should be designed and located in a manner which docs not
detract from the character of the pedestrian environment, nor create obstacles to
pedestrian c¢irculation or visibility. Portable signs are generally not allowed in
residential zones.

V. Temporary Signs: Temporary signs or banners are exhibited for a limited time--
generally no more than 30 days--to advertise special events or sales and should be
removed immediately following the event. Temporary promotional commercial
signs or banners should be used on a limited basis and are not allowed as an
ongoing form of advertising.

vi. Real-Estate Signs: In commercial districts, real estate signs should be displayed in
windows only and removed promptly upon the sale or lease of the property.

vii.  Non-Commercial Banners, Flags and Pennants: The number of sucb clements per
business or tenant, however, should be limited to avoid visual clutter. While the
flag or banner may be rclatively temporary in nature, the brackets or poles from
which these elements hang tend to remain for cxtended periods. Attachment of
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such support devices to buildings or other structures should not cause damage to
architectural features or building materials.

viii.  On-site informational signs: On-site signs for such needs as identifying parking
entrances and exits, handicapped parking spaces or handicapped access, drive-thru
teller signs, and other similar directional signs should be considered as part of a
signage system, coordinated in size, materials, design and character within a single
property and with adjacent properties.

X, Signs on residential structures within residential zones: Signs on residential
structures should be located and sized to be compatible with the character of the
district and property. Signs on residential properties should generally be smaller
than those in a commercial district and shall be limited to one.

X. Off-premise signs: With the exception of public information or wayfinding signs,
signs advertising businesses or products not found on the premises are not allowed.

H. Brackets and Installation

i. Brackets should be in scale with the sign and building. As a general rule, brackets
should be simple and incidental to the sign. They must be adequately engineered to
support the intended load, and generally should conform to a 2:3 vertical-horizontal
proportion.

i1. Attachments for all signage, awnings, conduit, etc. should cause no irreversible
damage to historic building materials. On masonry buildings, attachments for all
signage, awnings, conduit, etc. should be installed at mortar joints or into existing
holes, to avoid damaging masonry. Where possible, existing sign brackets should
be reused.

1. Master Signage Plans

i A master signage plan will be required for all major projects (rehab and new
construction) as part of the site plan and/or historic preservatlion review process.
Signage on new buildings should be related to, and read as an integral part of, the
design and material palette of the building. The master sign plan should allow
adaptability for changing tenants and uses over time.

L. Maintenance
i. All signs shall be maintained in good visval and structural condition.

K. Obsolete Signs

L Except where an obsolete sign is determined to have historical significance,
obsolete signs for establishments no longer located at the premises should be
removed.
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