
MEETING OF 

THE HISTORIC DISTRICT COMMISSION 

 

1 JUNKINS AVENUE 

PORTSMOUTH, NEW HAMPSHIRE 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 

 

Members of the public also have the option to join the meeting over Zoom  

(See below for more details)* 

 

6:30 p.m.                                                        July 14, 2021 

                                                                                                                            

AGENDA 

 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.  

 If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived.  

 

I. ADMINISTRATIVE APPROVALS 

 

1. 21 Humphrey’s Court 

2. 1 Harbour Place 

 

II. CERTIFICATE OF APPROVAL- EXTENSION REQUESTS 

 

1. Petition of Mill Gate Condominium Association, owner, and Lassen Family 

Revocable Trust, Charles L. and Susan E. Trustees, applicants, for property located at 19 

South Street, Unit 1, wherein permission is requested to allow a 1-year extension of the 

Certificate of Approval originally granted on August 05, 2020 for exterior renovations to an 

existing structure (on the rear elevation remove one window and one door and add two new 

windows and new patio door) as per plans on file in the Planning Department. Said property is 

shown on Assessor Map 102 as lot 53-1 and lies within the General Residence B (GRB) and 

Historic Districts. 

  

III. PUBLIC HEARINGS (NEW BUSINESS) 

 

1. Petition of Stone Creek Realty, LLC, owner, for property located at 53 Green Street, 

wherein permission is requested to allow the demolition of the existing structure and the new 

construction of a 3-5 story mixed-use building) as per plans on file in the Planning Department. 

Said property is shown on Assessor Map 119 as Lot 2 and lies within the Character District 5 

(CD5) and Historic Districts. 
 
2. Petition of Ten State Street, LLC, owner, for property located at 10 State Street, Unit 

D, wherein permission is requested to allow renovations to an existing structure (create new 

State Street entrance with vestibule within the existing entrance footprint) as per plans on file in 

the Planning Department. Said property is shown on Assessor Map 105 as Lot 4-4 and lies 

within the Character District 4 (CD4) and Historic Districts. 
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IV. PUBLIC HEARINGS (OLD BUSINESS) 
 
A. Petition of 64 Vaughan Mall, LLC, owner, for property located at 64 Vaughan Street, 

wherein permission is requested to allow new construction to an existing structure (add a 3-story 

addition and create new entry points to the Worth Lot) and additional site improvements as per 

plans on file in the Planning Department. Said property is shown on Assessor Map 126 as Lot 1 

and lies within the Character District 5 (CD5), Downtown Overlay, and Historic Districts.  

 

B. Petition of William T. & Susan Manfull, owners, for property located at 12 South 

Street, wherein permission is requested to allow new construction to an existing structure 

(construct a 1-story addition at the rear of the structure) as per plans on file in the Planning 

Department. Said property is shown on Assessor Map 102 as Lot 42 and lies within the General 

Residence B (GRB) and Historic Districts. 

 

V. WORK SESSIONS (OLD BUSINESS) 
 
A. Work Session requested by 238 Deer Street, LLC, owner, for property located at 238 

Deer Street, wherein permission is requested to allow the demolition of the existing structure 

and the construction of a new 3-4 story mixed-use building as per plans on file in the Planning 

Department. Said property is shown on Assessor Map 125 as Lot 3 and lies within the Character 

District 4 (CD4), Downtown Overlay, and Historic Districts.  

 

B. REQUEST TO POSTPONE- Work Session requested by Gregory J. Morneault and 

Amanda B. Morneault, owners, for property located at 137 Northwest Street, wherein 

permission is requested to allow the construction of a new structure (single family home) as per 

plans on file in the Planning Department. Said property is shown on Assessor Map 122 as Lot 2 

and lies within the General Residence A (GRA) and Historic Districts.  
 
 
C. Work Session requested by Dagny Taggart, LLC, owner, for property located at 93 

Pleasant Street, wherein permission is requested to allow renovations to an existing structure 

(renovations of existing building) and new construction to an existing structure (construct 3-story 

addition) as per plans on file in the Planning Department. Said property is shown on Assessor 

Map 107 as Lot 74 and lies within the Character District 4 (CD4) and Historic Districts. 

 

D. REQUEST TO POSTPONE- Work Session requested by One Raynes Ave, LLC, 31 

Raynes LLC, and 203 Maplewood Avenue, LLC, owners, for properties located at 1 Raynes 

Avenue, 31 Raynes Avenue, and 203 Maplewood Avenue, wherein permission is requested to 

allow the construction of a 4-5 story mixed-use building and a 5 story hotel) as per plans on file 

in the Planning Department. Said property is shown on Assessor Map 123 Lot 14, Map 123 Lot 

13, and Map 123 Lot 12 and lies within the Character District 4 (CD4) and Historic Districts.  

 

E. REQUEST TO POSTPONE- Work Session requested by Ross D. Ellenhorn and 

Rebecca J. Wolfe, owners, for property located at 279 Marcy Street, Unit #3, wherein 

permission is requested to allow new construction to an existing structure (construct recessed 

deck on 3rd floor) as per plans on file in the Planning Department. Said property is shown on 
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Assessor Map 103 as Lot 45-3 and lies within the General Residence B (GRB) and Historic 

Districts.  

 

F. REQUEST TO POSTPONE- Work Session requested by Mary H. and Ronald R. 

Pressman, owners, for property located at 449 Court Street, wherein permission is requested to 

allow renovations to an existing structure (add 4th floor addition and roof deck) as per plans on 

file in the Planning Department. Said property is shown on Assessor Map 105 as Lot 6 and lies 

within the Character District 4-L1 (CD4-L1) and Historic Districts.  

 

VI. ADJOURMENT 
 

 

 

 

*Members of the public also have the option to join this meeting over Zoom, a unique meeting ID 

and password will be provided once you register. To register, click on the link below or copy and 

paste this into your web browser: https://zoom.us/webinar/register/WN_xT9FjB7QRQKa85D-

qWoNTg 
 



HDC 
ADMINISTRATIVE APPROVALS 

 
July 14, 2021 

 

1. 21 Humphrey’s Court (LUHD-357)   - TBD 

2. 1 Harbour Place (pending)   - TBD 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



1.    21 Humphrey’s Court   - TBD 

 

 
Background:   The applicant is seeking approval for the replacement of the front and side 

porch/decks.  Note that the applicant is likely to modify the decking and porch design so 

updated images and details will be circulated prior to next week’s meeting. 

Staff Comment: TBD 

 

Stipulations:  

 

1. _________________________________________________ 

2. _________________________________________________ 

3. _________________________________________________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



7/9/2021 OpenGov

https://portsmouthnh.viewpointcloud.io/#/explore/records/56873/printable?act=true&app=true&att=true&emp=true&int=true&loc=true&sec=1011490%2… 1/3

07/09/2021

City of Portsmouth, NH

LUHD-357

Historic District Commission Work Session or Administrative Approval Application

Application Type

Project Information

Project Representatives

Acknowledgement

Status: Active Date Created: Jun 24, 2021

Applicant

Peter Coren 

petercoren@yahoo.com 

430 Lafayette Road 

Portsmouth, NH 03801 

603-512-4109  

Location

21 HUMPHREYS CT 

Portsmouth, NH 03801

Owner:

BRADSHAW ELEANOR C 

21 HUMPHREYS CT PORTSMOUTH, NH 03801

Please select application type from the drop down menu below

Administrative Approval

Brief Description of Proposed Work

Replace both existing front entry decks using different materials but using the same dimensions as existing.  I propose the use of pressure treated

framing and composite decking and railings to replace  the  fir and pine existing materials.

Description of Proposed Work (Planning Staff)

--

Relationship to Project

Other

If you selected "Other", please state relationship to project.

builder

Full Name (First and Last)

Peter Coren

Business Name (if applicable)

Peter Coren , Builder

Mailing Address (Street)

430 Lafayette Road

City/Town

Portsmouth

State

NH

Zip Code

03801

Phone

603 512 4109

Email Address

petercoren@yahoo.com

I certify that the information given is true and correct to the best of my knowledge.



By checking this box, I agree that this is equivalent to a handwritten signature and is binding for all purposes related to this transaction



I hereby certify that as the applicant for permit, I am

Other

If you selected "Other" above, please explain your relationship to this project. Owner authorization is required.









 

2.    1 Harbour Place    - TBD 

 

 
Background:   The applicant is seeking approval for mechanical equipment upgrades 

(modifications to existing antenna).  Note that a representative from the applicant will be 

present to more fully describe the proposed changes. 

Staff Comment: TBD 

 

Stipulations:  

 

1. _________________________________________________ 

2. _________________________________________________ 

3. _________________________________________________ 
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Historic District Commission 
 

Staff Report – July 7th & 14th, 2021 
 

 

Administrative Approvals: 
1.   14 Mechanic Street. (LUHD-338) - Recommend Approval 

2.   32 Pickering Street. (LUHD-350) - Recommend Approval 

3.   165 Court Street (LUHD-354)  - Recommend Approval 

4.   15 Middle Street (LUHD-353)  - Recommend Approval  

5.   306 South Street (LUHD-352)  - Recommend Approval 

6.   166 New Castle Ave.(LUHD-351) - Recommend Approval 

7.   24 Middle Street (LUHD-349)  - Recommend Approval 

8.   125 Bow Street (LUHD-360)  - Recommend Approval 

9.   60 Penhallow St. (LUHD-362)  - Recommend Approval 

10. 60 Penhallow St. (LUHD-355)  - Recommend Approval 

11. 553 Islington St. (LUHD-356)  - Recommend Approval 

12. 49 Hunking St. (LUHD-358)  - Recommend Approval 

13. 124 State Street (LUHD-359)  - Recommend Approval 

14. 6 Rock Street (LUHD-363)  - Recommend Approval 

 

PUBLIC HEARINGS – NEW BUSINESS: 
1. 165 Court St. (LU-21-87) (mural signage) 

2. 99 Bow St. (LU-21-110) (decks) 

3. 12 South St. (LU-21-101) (1 story addition) 

4. 150 Daniel St. (LU-21-78) (2 story carriage house) 

5. 564 Middle St. (LU-21-123) (3 windows and a door) 

6. 50 Mt. Vernon St. (LU-21-84) (garage) 

7. 420 Pleasant St. (LU-21-126) (rear addition) 

8. 33 Gardner St. (LU-21-135) (chimney) 

 
 

 

Administrative Approvals: 
- Pending review 

 

EXTENSION REQUESTS: 
1. 19 South St. (LU-20-102) (windows and doors) 

 

WORK SESSIONS/ PUBLIC HEARINGS (NEW): 
9.     53 Green St. St. (LU-21-55) (5 story building) 

10. 10 State St. (LU-21-133) (side entryway) 

11. 322 Islington St. (LU-21-355) (carriage house) 

 

PUBLIC HEARINGS – OLD BUSINESS: 
 

12. 64 Vaughan St. (LU-21-214) (3 story building)  

WORK SESSIONS – OLD BUSINESS: 
 

A. 238 Deer St. (LUHD-340) (3.5 story building) 

B. 137 Northwest. (LUHD-296) (New house) 

C. 93 Pleasant. (LUHD-324) (3 story addition)  

D. 1 Raynes Ave. (LUHD-234) (2, 5 story buildings)  

E. 279 Marcy St. (LUHD-259) (dormer) 

F. 449 Court St. (LUHD-235) (dormer & deck) 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Evaluation Form:  165 COURT STREET (LU-20-87) 

Permit Requested:    CERTIFICATE OF APPROVAL 
Meeting Type:    PUBLIC HEARING #1 

 
A. Property Information - General: 
  Existing Conditions: 

 Zoning District: CD4-L1 
 Land Use:  Commercial  
 Land Area:  1,807 SF +/- 
 Estimated Age of Structure: c.1953 
 Building Style: Modern 
 Number of Stories: 2.0 
 Historical Significance: Non-Contributing 
 Public View of Proposed Work:  View from Fleet and Court Streets 
 Unique Features:  NA 
 Neighborhood Association:  Downtown 

B.   Proposed Work:  To modify the storefront system.  

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Significant Demolition 
 

F.  Sensitivity of Neighborhood Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, AC Hotel) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alterations, additions or expansions) 

 

I.   Neighborhood Context: 

 This non-contributing historic structure is located along the intersection of Fleet and Court Streets 

and is surrounded with many other brick or wood-sided historic buildings between 2.5-3 stories in 

height.  The building in this neighborhood have little to no front yard setback and shallow side yard 

setbacks. 

 

J. Previous HDC Comments and Suggestions: 

 This building was recently renovated with a new awning, signage and lighting. 

K.   Staff Comments and Suggestions for Consideration: 

 The proposed improvements include adding new signage and a wall mural along the TD Parking 

Lot on Court Street. 
   

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  SSiiggnnss  aanndd  AAwwnniinnggss  ((1111))..  
 

L.   Proposed Design, 3d Massing View and Aerial View: 

    
 Recently Approved Design and proposed Mural 

 

 

  
 Aerial View 

HISTORIC 

SURVEY  

RATING  
 

NC 
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165 COURT STREET  ((LLUU--2200--8822))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##11  ((MMIINNOORR))  
 

 

 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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S
TA

FF
 

 

 
No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MINOR PROJECT 
– ADD NEW SIGNAGE AND WALL MURAL – 

-  

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT HDC COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware    Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    99 BOW STREET (LU-21-110) 

Permit Requested:    CERTIFCATE OF APPROVAL 
Meeting Type:    PUBLIC HEARING #2  

 
A. Property Information - General: 

  Existing Conditions: 
 Zoning District: CD5 
 Land Use:   Commercial 
 Land Area:  10,454 SF +/- 
 Estimated Age of Structure: 2010 
 Building Style:  Federal Revival 
 Number of Stories: 4.5 
 Historical Significance: NA 
 Public View of Proposed Work:  View from Bow Street 
 Unique Features:  Recent Infill Building 
 Neighborhood Association:  Downtown  

B.   Proposed Work:   To add a new deck and dock structure. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished / Constructed: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

I. Neighborhood Context: 

 The building is located along Bow Street and is surrounded with many existing historic brick buildings ranging 

from 3 to 4.5 stories in height.  The neighborhood is predominantly made up of brick structures on shallow lots 

with no setback from the sidewalk. 
 

J. Staff Comments and/ or Suggestions for Consideration: 
The Applicant is proposing to: 

 Increase the size of the deck; 

 Add a new deck on the west end for public use; 

 Add two murals to the deck areas; and 

 Install planter boxes. 
 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  SSiittee  EElleemmeennttss  aanndd  SSttrreeeettssccaappeess((1100))  

aanndd  SSiiggnnss  &&  AAwwnniinnggss  ((1111))..  
 

 

K. Aerial Image, Street View and Zoning Map: 

   
Aerial and Waterside Image 

 

  
Zoning Map 

 

HISTORIC 

SURVEY  

RATING  
 

- 
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9999  BBOOWW  SSTTRREEEETT  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##22  ((MMOODDEERRAATTEE  PPRROOJJEECCTT))  
 INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing Building Proposed Building (+/-) Abutting Structures 
 

Surrounding Structures  (Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)     
1 Gross Floor Area (SF) 

MODERATE PROJECT 
- ADD NEW DECK AND DOCK STRUCTURE ONLY - 

 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width (ROW) Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O
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TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Number and Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware    Appropriate  Inappropriate 
25 Storm Windows / Screens    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks   

 

 Appropriate  Inappropriate 
34 Garages / Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
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35 Fence / Walls / Screenwalls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

 
H. Purpose and 
Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    12 SOUTH STREET ((LLUU--2211--110011)) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    PUBLIC HEARING #3 
A. Property Information - General: 

  Existing Conditions: 
 Zoning District: CD4-L1 
 Land Use:  Commercial 
 Land Area:  25,969 SF +/- 
 Estimated Age of Structure: c.1880 
 Building Style:  Italianate 
 Number of Stories: 3.0 
 Historical Significance: Focal 
 Public View of Proposed Work:  View from Court and Church Streets 
 Unique Features:  Landmark Building 
 Neighborhood Association:  Downtown 

B.   Proposed Work:  To add a single-story rear addition. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive    Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 
I. Neighborhood Context: 

 The property is located along the intersection of Salter and Marcy Streets.  It is surrounded with many 2.5 - 3 

story historic structures with shallow front yard setbacks and small landscaped side yards. 

 

J. Staff Comments and/ or Suggestions for Consideration: 

 
This application proposes to: 

 Add a 16x20 rear single-story addition. 

 Note that a variance was approved for the building coverage and setbacks. 

 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  WWiinnddoowwss  aanndd  DDoooorrss  ((0088))  aanndd  SSmmaallll  

SSccaallee  CCoonnssttrruuccttiioonn  &&  AAddddiittiioonnss  ((1100))..  
 

K. Aerial Image, Street View and Zoning Map: 

    
Elevations and Street View Image 

 

  
Zoning Map 

HISTORIC 

SURVEY  

RATING  
 

C 



                            Page 8 of 38 

1122  SSOOUUTTHH  SSTTRREEEETT  ((LLUU--2211--110011))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##33  ((MMIINNOORR))  
 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 

P
R

O
P

E
R

TY
 E

V
A

LU
A

TI
O

N
 F

O
R

M
 

P
O

R
TS

M
O

U
TH

 H
IS

TO
R

IC
 D

IS
TR

IC
T 

C
O

M
M

IS
S
IO

N
 

P
R

O
P

E
R

TY
:1

1
0

 C
O

U
R

T 
S
TR

E
E
T 

C
a

se
 N

o
.:

3
 D

a
te

: 
7

-7
-2

1
 

D
e

c
is

io
n

: 
  

 A
p

p
ro

v
e

d
  
  

 
 A

p
p

ro
v
e

d
 w

it
h

 S
ti
p

u
la

ti
o

n
s 

  
 

  
D

e
n

ie
d

 


 C

o
n

ti
n

u
e

d
  
  
 

 P
o

st
p

o
n

e
d

  
  

  


  
W

it
h

d
ra

w
n

 

 

S
TA

FF
 

 

 
No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MINOR PROJECT 
– ADD A 1-STORY REAR ADDITION – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 

 

H
IS

TO
R

IC
 D

IS
TR

IC
T 

C
O

M
M

IS
S
IO

N
 M

E
M

B
E
R

S
 

  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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LS

 

12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    150 DANIEL STREET (LU-21-78) 

Permit Requested:    CERTIFCATE OF APPROVAL 
Meeting Type:    PUBLIC HEARING #4  

 
A. Property Information - General: 

  Existing Conditions: 
 Zoning District: Civic 
 Land Use:   Museum 
 Land Area:  12,632 SF +/- 
 Estimated Age of Structure: c.1716 
 Building Style:  Early Georgian 
 Number of Stories: 1.5 
 Historical Significance: Contributing 
 Public View of Proposed Work:  View from Chapel Street 
 Unique Features:  Reconstruction Project 
 Neighborhood Association:  Downtown  

B.   Proposed Work:   To reconstruct a two-story carriage house. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished / Constructed: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alterations, additions or expansions) 

 

 

 
I. Neighborhood Context: 

 The Warner house is a historically-significant and focal building located along Daniel Street.  

The property is surrounded with many historically significant structures and most no or very 

shallow setbacks along the street and narrow side yards. 

 

J. Staff Comments and/ or Suggestions for Consideration: 

 

The Applicant is proposing to: 

 Reconstruct a two-story carriage house structure on the property. 

 The carriage house is proposed to be 18’ x 32’. 

 The first floor is proposed to be used as a meeting room for the museum and the upper floor will be 

used as a curatorial workroom and storage.  

Note that a variance was granted for the placement of the carriage house within the setbacks. 

 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  RRooooffiinngg  ((0044)),,  EExxtteerriioorr  WWooooddwwoorrkk  

((0055))  aanndd  WWiinnddoowwss  aanndd  DDoooorrss  ((0088))  
 

K. Aerial Image, Street View and Zoning Map: 

    
Elevation and Street View Image 

  
Zoning Map 

HISTORIC 

SURVEY  

RATING  
 

C 
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115500  DDAANNIIEELL  SSTTRREEEETT  ((LLUU--2211--7788))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##44  ((MMOODDEERRAATTEE))  
 INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing Building Proposed Building (+/-) Abutting Structures 
 

Surrounding Structures  (Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)     
1 Gross Floor Area (SF) 

MODERATE PROJECT 
- Reconstruct of a Two-Story Carriage House Structure - 

 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width (ROW) Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Number and Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware    Appropriate  Inappropriate 
25 Storm Windows / Screens    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks   

 

 Appropriate  Inappropriate 
34 Garages / Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 
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35 Fence / Walls / Screenwalls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

 
H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    564 MIDDLE STREET (LU-21-123) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    PUBLIC HEARING #5 
 

A. Property Information - General: 

  Existing Conditions: 
 Zoning District: MRO 
 Land Use:  Two-Family 
 Land Area:  11,761 SF +/- 
 Estimated Age of Structure: c. 1875 
 Building Style:  Greek Revival 
 Historical Significance: C 
 Public View of Proposed Work:  Limited View from Middle Street  
 Unique Features:  NA 
 Neighborhood Association: Wibird 

B.   Proposed Work:  Replace 3 windows and add new windows and doors. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 

 Condo Association Abutting Property Owner 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 
I. Neighborhood Context: 

 The structure is located along Middle Street and is surrounded with many historically-significant 

2.5-3 story structures.  

 

J. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Replace 3 existing windows; and 

 Add new side and rear windows and doors. 
 

  DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee::  GGuuiiddeelliinneess  ffoorr  EExxtteerriioorr  WWooooddwwoorrkk  ((0055)),,  aanndd  

WWiinnddoowwss  aanndd  DDoooorrss  ((0088))..  
 

K. Aerial Image, Street View and Zoning Map: 

      
Site Plans and Street View Image 

 

 

 

  
Zoning Map 

HISTORIC 

SURVEY  

RATING  
 

NA 
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556644  MMIIDDDDLLEE  SSTTRREEEETT  (LU-21-123)  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##55  ((MMIINNOORR))  

 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MINOR PROJECT 
– REPLACE AND ADD REAR AND SIDE WINDOWS & DOORS – 

 

WINDOWS 

 
  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 
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35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    50 MT. VERNON ST (LU-21-84) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    PUBLIC HEARING #6 
 

Existing Conditions: 
 Zoning District: GRB 
 Land Use:  Single-Family 
 Land Area:  4,350 SF +/- 
 Estimated Age of Structure: c.1890 
 Building Style:  Greek Revival 
 Historical Significance: C 
 Public View of Proposed Work:  View from Mt. Vernon Street.  
 Unique Features:  Accessory Structure 
 Neighborhood Association: South End 

B.   Proposed Work:  To make façade improvements to the storefront and add a penthouse. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 
I.      Neighborhood Context: 

 The building is located along Mount Vernon Street and is surrounded with many 1.5 - 2-5 

story historic structures with small lots and shallow setbacks from the sidewalk.   

J. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Add two shed dormers to the attic on the existing garage and cover the space to living 

area. 

 
 

  DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  RRooooffiinngg  ((0044))  aanndd  WWiinnddoowwss  aanndd  

DDoooorrss  ((0088))..  
 

K. Aerial Image, Street View and Zoning Map: 

         
Elevations and Street View Image 

 

 

  
Zoning Map 
 

HISTORIC 

SURVEY  

RATING  
 

C 
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5500  MMTT..  VVEERRNNOONN  SSTT..  ((LLUU--2211--8844))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##66  ((MMIINNOORR  PPRROOJJEECCTT))  
 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MINOR PROJECT 
– Convert Attic to Living Space and Add 2 Dormers – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 

 

B
U
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D
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G

 D
E
S
IG

N
 &

 M
A

TE
R

IA
LS

 

12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 

35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2. Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    420 PLEASANT ST. (LU-21-126) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    PUBLIC HEARING #7  
 

A. Property Information - General: 

  Existing Conditions: 
 Zoning District: GRB 
 Land Use:   Single-Family 
 Land Area:  4,791 SF +/- 
 Estimated Age of Structure: c.1820 
 Building Style:  Federal 
 Historical Significance: C 
 Public View of Proposed Work: View from Franklin Street 
 Unique Features:  NA 
 Neighborhood Association: South End 

B.   Proposed Work:  Construct a rear addition with deck, add staircase, & new front porch 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 

Condo Association Abutting Property Owner 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished / Constructed: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive  Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alterations, additions or expansions) 

 
I. Neighborhood Context: 

 The building is located along the intersection of Pleasant and Franklin Streets.  It is surrounded 

with many 2 to 3 story wood- and brick-sided structures with shallow front yard setbacks, narrow 

side yards, and deeper rear yards.   

 

J. Background & Suggested Action: 
The applicant is proposing to: 
 Renovate the rear elevation by adding a rear addition with a roof deck, a 3-story stair enclosure 

and a new rear entry porch. 
 Note that there are letters of support in the file from the abutters. 

 
 

 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  SSmmaallll--SSccaallee  NNeeww  CCoonnssttrruuccttiioonn  aanndd  

AAddddiittiioonnss  ((1100))..  
 

K. Aerial Image, Street View and Zoning Map: 

  
Elevations & Street view Image 

 

  
Zoning Map

HISTORIC 

SURVEY  

RATING  
 

C 
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442200  PPLLEEAASSAANNTT  SSTT..  ((LLUU--2211--112266))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##77  ((MMOODDEERRAATTEE  PPRROOJJEECCTT))  
 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MODERATE PROJECT 
– Replace Chimney & Decks and Stairs – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Storm Windows / Screens    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 
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35 Fence / Walls / Screenwalls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
 1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

 2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    33 GARDNER ST. (LU-21-135) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    PUBLIC HEARING #8 
 

Existing Conditions: 
 Zoning District: GRB 
 Land Use:  Multi- Family 
 Land Area:  13,860 SF +/- 
 Estimated Age of Structure: c.1740 
 Building Style:  Colonial 
 Historical Significance: C 
 Public View of Proposed Work:  View from Gardner ST. & Walton Alley 
 Unique Features:  One of the oldest buildings in the neighborhood 
 Neighborhood Association: South End 

B.   Proposed Work:  To reconstruct a removed chimney. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 

I. Neighborhood Context: 

 The building is located along Gardner Street and is surrounded by many historically 

significant structures in the heart of the historic district.  It has a shallow front yard setback 

and a small lot consistent with the surrounding properties.  

 

J. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Replace the recently-removed chimney which was removed to below the roofline 

without a permit from the city or approval from the HDC. 

 As a response, the applicant proposes a restoration brick (Morin) and a mortar mix 

compatible with historic brick.    

 This is a replacement-in-kind with the same dimensions and design of the removed 

chimney. 
 

  DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  RRooooffiinngg  ((0044))..  
 

K. Aerial Image, Street View and Zoning Map: 

                      
Aerial and 3D Massing Model Image 

 

  
Zoning Map 
 

HISTORIC 

SURVEY  

RATING  
 

C 
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3333  GGAARRDDNNEERR  SSTTRREEEETT  ((LLUU--2211--113355))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##99  ((MMIINNOORR  PPRROOJJEECCTT))  
 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MINOR PROJECT 
– Replace Chimney In-Kind – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 
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35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

3. Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Evaluation Form:  53 GREEN STREET (LU-21-55) 

Permit Requested:    CERTIFICATE OF APPROVAL 
Meeting Type:    PUBLIC HEARING #9 

 
A. Property Information - General: 
  Existing Conditions: 

 Zoning District: CD5 
 Land Use:  Commercial  
 Land Area:  78.843 SF +/- 
 Estimated Age of Structure: c.1920/1970 
 Building Style: Industrial 
 Number of Stories: 2.0 
 Historical Significance: Non-Contributing 
 Public View of Proposed Work:  View from Market and Green Streets 
 Unique Features:  NA 
 Neighborhood Association:  North End 

B.   Proposed Work:  To add a new 5-Story Mixed-Use Apartment Building 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Neighborhood Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, AC Hotel) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alterations, additions or expansions) 

 

I.   Neighborhood Context: 

 This non-contributing structure is located along Green Street and is surrounded with many other 

brick or metal-clad buildings between 1-5 stories in height.  The abutting 233 Vaughan Street 

building and the AC Hotel were recently completed and the AC Hotel project includes a 

community space requirement for public access to and along the waterfront.  Such improvements 

are still be implemented by the developer. 

J.   Staff Comments and Suggestions for Consideration: 

 The proposed massing and scale is significant for the size of the site but it is generally consistent 

with the abutting AC Hotel and the underlying zoning requirements in the CD4 Character District. 

 The proposed building is 3-5 Stories in height which requires community space to be provided in 

exchange for the added height. 

 The existing buildings will be demolished as part of the project. 

 The project design has been modified to avoid the need for zoning relief for the minimum lot line 

buildouot. 
 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  CCoommmmeerrcciiaall  DDeevveellooppmmeennttss  aanndd  

SSttoorreeffrroonnttss  ((1122))..  
 

K.   Proposed Design, Street View and Aerial View: 

      
 Proposed Design Renderings 

 

  
 Aerial View 

HISTORIC 

SURVEY  

RATING  
 

NC 
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53 GREEN STREET  ((LLUU--2211--5555))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##99  ((MMAAJJOORR))  
 

 

 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 

P
R

O
P

E
R

TY
 E

V
A

LU
A

TI
O

N
 F

O
R

M
 

P
O

R
TS

M
O

U
TH

 H
IS

TO
R

IC
 D

IS
TR

IC
T 

C
O

M
M

IS
S
IO

N
 

P
R

O
P

E
R

TY
: 
5

3
 G

R
E
E
N

 S
TR

E
E
T 

  
C

a
se

 N
o

.:
9

 D
a

te
:7

-1
4

-2
1
 

D
e

c
is

io
n

: 
  

 A
p

p
ro

v
e

d
  
  

 
 A

p
p

ro
v
e

d
 w

it
h

 S
ti
p

u
la

ti
o

n
s 

  
 

  
D

e
n

ie
d

 


 C

o
n

ti
n

u
e

d
  
  
 

 P
o

st
p

o
n

e
d

  
  

  


  
W

i9
h

1
ra

w
n

 

 

S
TA

FF
 

 

 
No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MAJOR PROJECT 
– Demolish Structures & Construct a 5-Story, Mixed-Use Building – 

-  

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 

 

H
IS

TO
R

IC
 D

IS
TR

IC
T 

C
O

M
M

IS
S
IO

N
 M

E
M

B
E
R

S
 

  PROJECT REVIEW ELEMENT HDC COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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D
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 D
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N
 &

 M
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R

IA
LS

 

12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware    Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Evaluation Form:  322 ISLINGTON STREET (LU-21-355) 

Permit Requested:    CERTIFICATE OF APPROVAL 
Meeting Type:    PUBLIC HEARING #11 

 
A. Property Information - General: 
  Existing Conditions: 

 Zoning District: CD4-L2 
 Land Use:  Two- Family  
 Land Area:  4,422 SF +/- 
 Estimated Age of Structure: c.1890 
 Building Style:  Mansard 
 Number of Stories: 1.5 
 Historical Significance: Contributing 
 Public View of Proposed Work:  View from Cabot and Islington Streets 
 Unique Features:  NA 
 Neighborhood Association:  Islington Creek 

B.   Proposed Work:  To extend or replace the 2 story garage and add a connector. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Significant Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 
I.   Neighborhood Context: 

 This contributing historic structure is located along Cabot and Islington Streets.  It is surrounded with many 

other wood, 2-2.5 story contributing structures with shallow frontyard setbacks.   
 

J.   Staff Comments and Suggestions for Consideration: 
 The applicant proposes to: 

 Remodel the existing carriage house in a new location. 

 Add a single story connector.   

 

 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  EExxtteerriioorr  WWooooddwwoorrkk  ((0055)),,  WWiinnddoowwss  &&  

DDoooorrss  ((0088)),,  aanndd  SSmmaallll  SSccaallee  NNeeww  CCoonnssttrruuccttiioonn  &&  AAddddiittiioonn  ((1100))..  
 

 

K.   Aerial Image, Street View and Zoning Map: 

   
Aerial and Street View Image 

 

 
Zoning Map 

HISTORIC 

SURVEY  

RATING  
 

C 
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322 ISLINGTON STREET (LU-21-355) ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##1111  ((MMOODDEERRAATTEE))  
 

 

 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MODERATE PROJECT 
– REMODEL CARRIAGE HOUSE AND ADD CONNCETOR ONLY – 

-  

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT HDC COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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R
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware    Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    64 VAUGHAN MALL (LU-21-214) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    PUBLIC HEARING #A 
 

Existing Conditions: 
 Zoning District: CD5 
 Land Use:  Commercial 
 Land Area:  15,242 SF +/- 
 Estimated Age of Structure: c.1900 
 Building Style:  Vernacular Commercial 
 Historical Significance: C 
 Public View of Proposed Work:  View from the Vaughan Mall and Hanover St.  
 Unique Features:  NA 
 Neighborhood Association: Downtown 

B.   Proposed Work:  To make façade improvements to the storefront and add a penthouse. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 

L.      Neighborhood Context: 

 The building is located along the Vaughan Mall.  The building is surrounded with many 2-

5 story historic and contemporary structures with little to no setbacks.  The property also 

has an 8 space surface parking lot off of Hanover Street. 

M. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Add three story addition with an attic to the existing historic structure.   

 The revised elevations show a variety of modifications suggested by the Commission. 

 
 

  DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  WWiinnddoowwss  aanndd  DDoooorrss  ((0088))  aanndd  

CCoommmmeerrcciiaall  DDeevveellooppmmeennttss  aanndd  SSttoorreeffrroonnttss  ((1122))..  
 

N. Aerial Image, Street View and Zoning Map: 

           
Aerial and Street View Image 

 

 

 

  
Zoning Map 
 

HISTORIC 

SURVEY  

RATING  
 

C 
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6644  VVAAUUGGHHAANN  MMAALLLL  ((LLUU--2211--221144))  ––  PPUUBBLLIICC  HHEEAARRIINNGG  ##AA  ((MMAAJJOORR  PPRROOJJEECCTT))  
 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MAJOR PROJECT 
– Add a 3-Story Addition to the Existing Building – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
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E
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E
S
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35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 
36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 
3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

4. Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MAJOR PROJECT 
– Construct a 4-Story Building – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    1 & 31 RAYNES AVE. (LUHD-234) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    WORK SESSION #D 
 

Existing Conditions: 
 Zoning District: CD4 
 Land Use:  Vacant / Gym 
 Land Area:  2.4 Acres +/- 
 Estimated Age of Structure: c.1960s 
 Building Style:  Contemporary 
 Historical Significance: NA 
 Public View of Proposed Work:  View from Maplewood and Raynes Ave. 
 Unique Features:  NA 
 Neighborhood Association: Downtown 

B.   Proposed Work:  To construct a 4-5 story mixed-use building(s). 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 

I. Neighborhood Context: 

a. The building is located along Maplewood Ave. and Raynes Ave. along the North Mill Pond.  It 

is surrounded with many 2-2.5 story wood-sided historic structures along Maplewood Ave. and 

newer infill commercial structures along Vaughan St. and Raynes Ave. 

 

J. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Demolish the existing buildings. 

 Add two multi-story buildings with a hotel, ground floor commercial uses and upper story 

residential apartments. 

 The project also includes a public greenway connection behind the proposed structures 

along the North Mill Pond. 

 Note that the applicant has requested a continuance of this application until August. 

 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  CCoommmmeerrcciiaall  DDeevveellooppmmeennttss  aanndd  

SSttoorreeffrroonnttss  ((1122))..  
 

K. Aerial Image, Street View and Zoning Map: 

    
Aerial and Street View Image 

  
Zoning Map

 
 

HISTORIC 

SURVEY  

RATING  
 

C 
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11  &&  3311  RRAAYYEENNEESS  AAVVEE..  ((LLUUHHDD--223344))  ––  WWOORRKK  SSEESSSSIIOONN  ##DD  ((MMAAJJOORR))  
 

 

 

INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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FF
 

 

 
No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MAJOR PROJECT 
– Construct two 5 Story Mixed-Use Buildings – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 

 

B
U

IL
D
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G

 D
E
S
IG

N
 &

 M
A

TE
R

IA
LS

 

12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    279 MARCY ST. (LUHD-259) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    WORK SESSION #E 
 

Existing Conditions: 
 Zoning District: GRB 
 Land Use:  Single Family 
 Land Area:  5,660 SF +/- 
 Estimated Age of Structure: c.1875 
 Building Style:  Greek Revival 
 Historical Significance: C 
 Public View of Proposed Work:  View from Marcy St. & Meeting House Hill Rd. 
 Unique Features:  Non-Contributing 
 Neighborhood Association: South End 

B.   Proposed Work:  To add a recessed roof dormer. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 

 

I. Neighborhood Context: 

a. The building is located near the Meeting House along Marcy Street in the heart of the South 

End.  It is surrounded with many 2-3 story wood-sided historic structures with no front yard 

setback and small rear yards and garden areas. 

 

J. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Add a recessed roof deck within the southern roof structure. 
 NOTE – The applicant has submitted a request to postpone this application until the August 

meeting. 

 

DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee  ––  GGuuiiddeelliinneess  ffoorr  EExxtteerriioorr  WWooooddwwoorrkk  ((0055)),,  PPoorrcchheess,,  

SStteeppss  aanndd  DDeecckkss  ((0066)),,  WWiinnddoowwss  aanndd  DDoooorrss  ((0088,,))  aanndd  SSmmaallll  SSccaallee  NNeeww  CCoonnssttrruuccttiioonn  

aanndd  AAddddiittiioonnss  ((1100))..  
 

K. Aerial Image, Street View and Zoning Map: 

    
Proposed Alterations and Existing Conditions 

 

  
Zoning Map

  

HISTORIC 

SURVEY  

RATING  
 

NC 



                          Page 36 of 38 
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INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 
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No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MODERATE PROJECT 
– Construct a Recessed Roof Dormer and Deck – 

 

  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 

 

S
IT

E
 D

E
S
IG

N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 
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HHiissttoorriicc  DDiissttrriicctt  CCoommmmiissssiioonn  
 

Project Address:    449 COURT STREET (LUHD-235) 

Permit Requested:    CERTIFICATE OF APPROVAL 

Meeting Type:    WORK SESSION #F 
 

A. Property Information - General: 

  Existing Conditions: 
 Zoning District: CD4-L1 
 Land Use:  Multi-Family 
 Land Area:  2,613 SF +/- 
 Estimated Age of Structure: c. 1996 
 Building Style:  Traditional 
 Historical Significance: NA 
 Public View of Proposed Work:  View from Court Street 
 Unique Features:  NA 
 Neighborhood Association: South End 

B.   Proposed Work:  Add a 4th Floor Addition and roof deck along Court Street. 

C.  Other Permits Required:  

 Board of Adjustment Planning Board  City Council 

 Condo Association Abutting Property Owner 
 

D.   Lot Location: 

 Terminal Vista  Gateway  Mid-Block 

 Intersection / Corner Lot  Rear Lot  
 

E. Existing Building to be Altered/ Demolished: 

 Principal  Accessory  Demolition 
 

F.  Sensitivity of Context: 

 Highly Sensitive   Sensitive  Low Sensitivity   “Back-of-House” 
 

G.  Design Approach (for Major Projects): 

 Literal Replication (i.e. 6-16 Congress, Jardinière Building, 10 Pleasant Street) 

 Invention within a Style (i.e., Porter Street Townhouses, 100 Market Street) 

 Abstract Reference (i.e. Portwalk, 51 Islington, 55 Congress Street) 

 Intentional Opposition (i.e. McIntyre Building, Citizen’s Bank, Coldwell Banker) 
 

H.  Project Type: 

 Consent Agenda (i.e. very small alterations, additions or expansions) 

Minor Project (i.e. small alterations, additions or expansions) 

 Moderate Project (i.e. significant additions, alterations or expansions) 

 Major Project (i.e. very large alternations, additions or expansions) 

 
L. Neighborhood Context: 

 The buildings are located along lower Court Street.  It’s surrounded with many wood- and brick-

sided structures with no setbacks and shallow sideyards.  This structure also abuts Strawbery Banke. 

M. Staff Comments and/ or Suggestions for Consideration: 

The Application is proposing to: 

 Change the roof design by adding a 4th floor addition and roof deck. 

 The addition is generally proposed to be located along the northern property line abutting a 

taller structure with a common wall containing no openings. 
 
 NOTE – The Applicant has requested a postponement of this application until August while they 

continue to study the visual impacts of the project.   
 

  DDeessiiggnn  GGuuiiddeelliinnee  RReeffeerreennccee::  GGuuiiddeelliinneess  ffoorr  RRooooffiinngg  ((0044)),,  EExxtteerriioorr  WWooooddwwoorrkk  

((0055)),,  PPoorrcchheess,,  SStteeppss  aanndd  DDeecckkss  ((0066))  aanndd  SSmmaallll  SSccaallee  NNeeww  CCoonnssttrruuccttiioonn  aanndd  

AAddddiittiioonnss  ((1100))..  
 

N. Aerial Image, Street View and Zoning Map: 

      
Rear Decks and Aerial View Image 

 

  
Zoning Map 

HISTORIC 

SURVEY  

RATING  
 

NA 
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444499  CCOOUURRTT  SSTTRREEEETT  (LUHD-235)  ––  WWOORRKK  SSEESSSSIIOONN  ##FF  ((MMOODDEERRAATTEE))  
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INFO/ EVALUATION CRITERIA SUBJECT PROPERTY NEIGHBORHOOD CONTEXT 

P
R

O
P

E
R

TY
 E

V
A

LU
A

TI
O

N
 F

O
R

M
 

P
O

R
TS

M
O

U
TH

 H
IS

TO
R

IC
 D

IS
TR

IC
T 

C
O

M
M

IS
S
IO

N
 

P
R

O
P

E
R

TY
:4

4
9

 C
O

U
R

T 
S
TR

E
E
T 

C
a

se
 N

o
.:

F
 D

a
te

: 
7

-1
4

-2
1
 

D
e

c
is

io
n

: 
  

 A
p

p
ro

v
e

d
  
  

 
 A

p
p

ro
v
e

d
 w

it
h

 S
ti
p

u
la

ti
o

n
s 

  
 

  
D

e
n

ie
d

 


 C

o
n

ti
n

u
e

d
  
  
 

 P
o

st
p

o
n

e
d

  
  

  


  
W

it
h

d
ra

w
n

 

 

S
TA

FF
 

 

 
No. 

Project Information Existing 
Building 

Proposed 
Building (+/-) 

Abutting Structures 
(Average) 

Surrounding Structures 
(Average) 

 GENERAL BUILDING INFORMATION (ESTIMATED FROM THE TAX MAPS & ASSESSOR’S INFO)  
1 Gross Floor Area (SF) 

MODERATE PROJECT 
– Add 4th Floor Addition and Roof Deck – 

 

WINDOWS 

 
  

2 Floor Area Ratio (GFA/ Lot Area) 
3 Building Height / Street-Width Ratio 
4 Building Height – Zoning (Feet) 
5 Building Height – Street Wall  / Cornice (Feet) 
6 Number of Stories 
7 Building Coverage (% Building on the Lot) 
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  PROJECT REVIEW ELEMENT APPLICANT’S COMMENTS HDC SUGGESTIONS APPROPRIATENESS 

 

C
O

N
TE

X
T 8 Scale (i.e. height, volume, coverage…)    Appropriate  Inappropriate 

9 Placement (i.e. setbacks, alignment…)    Appropriate  Inappropriate 
10 Massing (i.e. modules, banding, stepbacks…)    Appropriate  Inappropriate 
11 Architectural Style (i.e. traditional – modern)    Appropriate  Inappropriate 
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12 Roofs    Appropriate  Inappropriate 
13 Style and Slope    Appropriate  Inappropriate 
14 Roof Projections (i.e. chimneys, vents, dormers…)    Appropriate  Inappropriate 
15 Roof Materials    Appropriate  Inappropriate 
16 Cornice Line    Appropriate  Inappropriate 
17 Eaves, Gutters and Downspouts    Appropriate  Inappropriate 
18 Walls    Appropriate  Inappropriate 
19 Siding / Material    Appropriate  Inappropriate 
20 Projections (i.e. bays, balconies…)    Appropriate  Inappropriate 
21 Doors and Windows    Appropriate  Inappropriate 
22 Window Openings and Proportions    Appropriate  Inappropriate 
23 Window Casing/ Trim    Appropriate  Inappropriate 
24 Window Shutters / Hardware   

 

 Appropriate  Inappropriate 
25 Awnings    Appropriate  Inappropriate 
26 Doors    Appropriate  Inappropriate 
27 Porches and Balconies    Appropriate  Inappropriate 
28 Projections (i.e. porch, portico, canopy…)    Appropriate  Inappropriate 
29 Landings/ Steps / Stoop / Railings    Appropriate  Inappropriate 
30 Lighting (i.e. wall, post…)    Appropriate  Inappropriate 
31 Signs (i.e. projecting, wall…)    Appropriate  Inappropriate 
32 Mechanicals (i.e. HVAC, generators)    Appropriate  Inappropriate  

INSERT 

PHOTO 

HERE 

33 Decks    Appropriate  Inappropriate 
34 Garages/ Barns / Sheds (i.e. doors, placement…)    Appropriate  Inappropriate 
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 D
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N
 35 Fence / Walls (i.e. materials, type…)    Appropriate  Inappropriate 

36 Grading (i.e. ground floor height, street edge…)    Appropriate  Inappropriate 
37 Landscaping (i.e. gardens, planters, street trees…)    Appropriate  Inappropriate 
38 Driveways (i.e. location, material, screening…)    Appropriate  Inappropriate 
39 Parking (i.e. location, access, visibility…)    Appropriate  Inappropriate 
40 Accessory Buildings (i.e. sheds, greenhouses…)    Appropriate  Inappropriate 

H. Purpose and Intent: 

1. Preserve the integrity of the District:  Yes  No 4. Maintain the special character of the District:  Yes  No 
2. Assessment of the Historical Significance:  Yes  No 5. Complement and enhance the architectural and historic character:  Yes  No 

3. Conservation and enhancement of property values:  Yes  No 6. Promote the education, pleasure and welfare of the District to the city residents and visitors:  Yes  No 

I.  Review Criteria / Findings of Fact:  
1.  Consistent with special and defining character of surrounding properties:  Yes   No 3. Relation to historic and architectural value of existing structure:  Yes   No 

2.  Compatibility of design with surrounding properties:  Yes   No 4. Compatibility of innovative technologies with surrounding properties:  Yes   No 

  



19 South Street, Unit #1 

Certificate of Approval Extension 

Request: 1-Year 

 

LU-20-102 





53 Green Street 

Certificate of Approval  

 

LU-21-55 
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1 Junkins Avenue - Portsmouth, NH 03801 

June 18, 2021 
 

CJ Architects 
233 Vaughan Street, Suite 101 Portsmouth NH 03801 (603) 431 2808 www.cjarchitects.net       1 
 

 
 
53 Green Street - HDC Work Session and Public Hearing / Application for Approval 
 
We respectfully submit this Application for Approval for the construction of a new Mixed-Use building 
located at 53 Green Street.  
 
Work Session: 
 

▪ The Green Street Elevation has been shifted over 8’ and grew by 4’ total to meet zoning 
requirements.  
 

▪ This modification allows for an increase in Commercial Space area with glazed corners, and 
maintains a 20 foot wide pedestrian way. 
 

▪ The transformer has been relocated to a less prominent location improving the pedestrian 
experience at the Green Street entrance of the path.     
 

Design Development Summary: 
  

▪ After studying several options for a Signature Portsmouth Style, this Curved Nautical Form 
emerged as the preferred identity for this location along North Mill Pond.  
 

▪ Window patterns have been refined for a decidedly more residential feel.  
 

▪ The memory of the existing arches carries forward as a backdrop for a landscaped earth berm 
framed by a low seating wall. 
 

▪ Strong stepping forms allow the building to recede away from North Mill Pond and reveal more 
of the lighter-toned horizontal siding.  
 

▪ The top floor is set back in a light horizontal band with pronounced overhangs. Horizontal siding 
further enhances the top floor ribbon.  
 

▪ Details at the base of the building include varied cast stone and textured brick. 
 

▪ Horizontal cast stone banding elements encircle the building at key elevations. 
 

▪ Light metal balcony rails add texture. 
 

▪ Windows and doors are appropriately detailed with traditional lintels, brick sills, and soldier 
courses.  

 
▪ A Public Art installation is planned in cooperation with 3S Artspace located along the pedestrian 

way. 



       
Historic District Commission - City of Portsmouth 

1 Junkins Avenue - Portsmouth, NH 03801 

June 18, 2021 
 

CJ Architects 
233 Vaughan Street, Suite 101 Portsmouth NH 03801 (603) 431 2808 www.cjarchitects.net       2 
 

 
 
Please refer to the attached drawings for more information. 
 
Thank you for your consideration. 
Sincerely, 
 

 
Carla Goodknight, AIA     Representing: 
Principal, CJ Architects     Jeff Johnston, Owner 
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2.5: View from AC Hotel  

3.0 – 3.4: Materials  

4.0: Scaled Drawings  
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 - Elevations   

 - Building Sections   
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 - Details   

 - Site Plan 
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WALKWAY TO 
WATERFRONT

CABLE RAIL GUARDRAIL 
SYSTEM

'ARTISAN' TRIM ; COLOR A

BRICK CORBELLED CORNICE 
BEYOND
WITH METAL CAP FLASHING

'ARTISAN' SHIP LAP 
SIDING; COLOR A

PRE-CAST CONCRETE 
CORNICE; COLOR A

PRE-CAST CONCRETE 
LINTEL; COLOR A

METAL PANEL TRIM;
COLOR TO MATCH 
WINDOW SYSTEM

BIRCK MASONRY FACADE
(RUNNING BOND)

BRICK MASONRY 
ROWLOCK SILL

CASEMENT AND FIXED 
WINDOW SYSTEM

PRE-CAST CONCRETE 
PANELS; COLOR - B

PRE-CAST CONCRETE PANELS; 
COLOR - C

ALUMINUM STOREFRONT SYSTEM, 
COLOR A

ALUMINUM ENTRY DOORS, COLOR A

COMPOSITE METAL PANEL, 
COLOR C

COMPOSITE METAL 
PANEL CANOPY

PRE-CAST CONCRETE 
BASE; COLOR A

BRICK MASONRY FACADE,
(RUSTICATED COURSING)

PRE-CAST CONCRETE 
CORNICE; COLOR A

CORBELLED BRICK 
CORNICE WITH METAL 
CAP FLASHING 

1

A 310

A 602

1

A 601.1

3

A 601.1

2

ALUMINUM STOREFRONT 
SYSTEM, COLOR A

FIBERGLASS DOOR

PRE-CAST CONCRETE 
CORNICE; COLOR A
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1ST FLOOR
0' - 0" (14.75')
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4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

CABLE RAIL GUARDRAIL 
SYSTEM

'ARTISAN' TRIM; COLOR A 

'ARTISAN' SHIP LAP 
SIDING; COLOR A

PRE-CAST CONCRETE 
LINTEL; COLOR A

METAL PANEL CLAD 
BALCONY ; COLOR 1

BRICK MASONRY FACADE
(RUNNING BOND)

ALUMINUM STOREFRONT SYSTEM; 
COLOR A

HOLLOW METAL DOOR 
AND FRAME; PTD.

PRE-CAST CONCRETE 
CORNICE; COLOR A

CASEMENT WINDOW 
WITH FIXED LOWER 
WINDOW

'ARTISAN' SHIP LAP SIDING

FIBER CEMENT PANEL; 
COLOR B; WITH 1/2" 
REVEALS; PTD.

HOLLOW METAL DOOR 
AND FRAME; PTD.

BRICK SOLDIER COURSE 
HEADER

PRE-CAST CONCRETE 
CORNICE; COLOR A

FIBER CEMENT PANEL, 
COLOR B

METAL PANEL CLAD BALCONY ; COLOR 2

BRICK ROW LOCK SILL

PRE-CAST CONCRETE BASE; 
COLOR D
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0' - 0" (14.75')
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13' - 0"
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24' - 0"

4TH FLOOR
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0' - 0" (15.75')

T.O. PARAPET
60' - 0"

BRICK VENEER

PRE-CAST CONCRETE BASE; 
COLOR D

BRICK SOLDIER COURSE

PRE-CAST CONCRETE 
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CABLE RAIL GUARDRAIL 
SYSTEM

'ARTISAN' SHIP LAP 
SIDING; COLOR A

CABLE RAIL GUARDRAIL 
SYSTEM

PRE-CAST CONCRETE 
LINTEL; COLOR A

PRE-CAST CONCRETE 
CORNICE; COLOR D
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COLOR A
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COLOR A

FIBER CEMENT PANEL; 
COLOR B, WITH 1/2" 
REVEALS; PTD.
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1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
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BRICK SOLDIER COURSE
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CORBELLED BRICK CORNICE 
WITH METAL CAP FLASHING

BRICK VENEER WALL

OPEN TO BALCONY

PRE CAST CORNICE; 
COLOR A

'ARTISAN' TRIM

'ARTISAN' SHIP LAP 
SIDING

PRE CAST CORNICE; 
COLOR A

PRE CAST CONCRETE 
LINTEL; COLOR A

CABLE RAIL
GAURD RAIL
SYSTEM

FIBER CEMENT 
PANEL; PTD.

COMPSOITE METAL 
PANEL FASCIA

PRE CAST CONCRETE 
LINTEL; COLOR B

COMPOSITE METAL
PANEL CANOPY

PRE CAST CONCRETE 
LINTEL; COLOR C

ALUMINUM STOREFONT SYSTEM; 
COLOR A COMPOSITE METAL 

PANEL
PRE CAST CONCRETE; 
COLOR A

RUSTICATED BRICK 
PATTERN

BRICK 
SOLDIER COURSE PRE CAST CONCRETE; 

COLOR A

STOREFRONT DOORS; 
MAHOGANY
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SYSTEM; COLOR A
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1ST FLOOR
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13' - 0"
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0' - 0" (15.75')
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1
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60' - 0"

MURALS MURALSMURALS

2

A 310

CORBELLED BRICK CORNICE WITH METAL 
CAP FLASHING

'ARTISAN' TRIM; 
COLOR A

'ARTISAN' SHIP LAP SIDING, COLOR A

PRE CAST CORNICE; 
COLOR A

PRE-CAST LINTEL; COLOR A

FIBERGLASS 
WINDOW UNIT

FIBERGLASS WINDOW UNIT

BRICK SOLDIER COURSE

PRE CAST CORNICE; 
COLOR D

CABLE RAIL GAURD RAIL SYSTEM

'ARTISAN' SHIP LAP SIDING; 
COLOR A

FIBER CEMENT PANEL; COLOR B 
WITH 1/2" REVEALS; PTD.

PRE CAST CONCRETE BASE, 
COLOR D

BRICK VENEER

COMPOSITE METAL 
PANEL CORNICE; 
COLOR A

COMPOSITE METAL 
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COLOR A

FIBER CEMENT PANEL; COLOR A 
WITH 1/2" REVEALS; PTD.

PRE CAST CONCRETE BASE, 
COLOR D

PRE CAST CONCRETE BASE, 
COLOR D

PRE CAST CONCRETE BASE, 
COLOR A

PRE CAST CONCRETE CORNICE, 
COLOR A

PRE CAST CONCRETE 
CORNICE, COLOR A
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1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"
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24' - 0"
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1
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LOWER PARKING
0' - 0" (6.08')
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T.O. PARAPET
60' - 0"

MURALSMURALS

DECORATIVE PERFORATED 
METAL SCREEN, SEE DETAILS

1

A 311

A 601.2

2
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1
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2
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2
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5
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8

'ARTISAN' SHIP LAP SIDING; 
COLOR A

PRE CAST CORNICE; 
COLOR A

PRE-CAST LINTEL; COLOR A

FIBERGLASS WINDOW UNIT

CABLE RAIL GAURD RAIL SYSTEM

BRICK VENEER

COMPOSITE METAL PANEL 
CORNICE; COLOR A

PRECAST HEADER; COLOR A

COMPOSIT METAL PANEL 
CORNICE
COMPOSITE METAL PANEL 
CORNICE; COLOR A

FIBER CEMENT PANEL; 
COLOR B

'ARTISAN' SHIP LAP SIDING; COLOR A

PRE CAST CONCRETE BASE, 
COLOR D

PRE CAST CONCRETE BASE, 
COLOR D

FIBER CEMENT PANEL; 
COLOR A, WITH 1/2" 
REVEALS; PTD.

PRE CAST CONCRETE BASE, 
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COLOR A, WITH 1/2" 
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PRECAST CONCRETE 
CORNICE; COLOR A
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1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 602.1

4

2

A 311

A 601.2

2

A 601.2

1

A 601.1

1

A 601.1

2

PRECAST BASE; COLOR C

PRECAST BASE; COLOR B

FIBER CEMENT PANEL; COLOR B, 
WITH 1/2" REVEALS, PTD

DECORATIVE PERFORATED METAL 
SCREEN, SEE DETAILS

METAL TRIM.; COLOR B

FIBER CEMENT 
PANEL; COLOR B

COMPOSITE METAL PANEL 
CORNICE; COLOR A 'ARTISAN' SHIP LAP SIDING; COLOR A
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1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 601.1

2

LINE OF ROOF OF DECK

FIBERGLASS WINDOW UNITCABLE RAIL GAURD RAIL SYSTEM

PRECAST HEADER; COLOR A

COMPOSIT METAL PANEL 
CORNICE; COLOR A

PRE CAST CORNICE; COLOR A

BRICK VENEER

CABLE RAIL GAURD RAIL SYSTEM

FIBER CEMENT PANEL; COLOR B 
WITH 1/2" REVEALS; PTD.

PRE CAST CONCRETE BASE, 
COLOR D
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HEADER

6
2
' -

 5
"

2
5
' -

 0
"

3
7
' -

 5
"

1
4
' -

 0
"

1
1
' -

 0
"

1
1
' -

 0
"

1
1
' -

 3
 1

/2
"

1
5
' -

 1
 1

/2
"

PRECAST CORNICE; 
COLOR D

1

KEY PLAN

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:2

7
 P

M

As indicated

20055

HDC SUBMISSION

BUILDING
ELEVATIONS

A 205

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/4" = 1'-0"
1

EAST ELEVATION (WING)

MARK ISSUE DATE



1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 601.1

1

A 601.1

2

'ARTISAN' SHIP LAP SIDING; 
COLOR A

PRE CAST CORNICE; 
COLOR A

FIBERGLASS WINDOW UNIT

CABLE RAIL GAURD RAIL SYSTEM

BRICK VENEER

LINE OF ROOF DECK

PRECAST HEADER; COLOR A

COMPOSIT METAL PANEL 
CORNICE; COLOR A

COMPOSITE METAL PANEL 
CORNICE; COLOR A

CABLE RAIL GAURD RAIL SYSTEM

BRICK VENEER

PRE CAST CORNICE; COLOR D

1
4
' -

 0
"

1
1
' -

 0
"

3
7
' -

 6
"

6
2
' -

 6
"

1
4
' -

 0
"

1
1
' -

 0
"

1
1
' -

 0
"

1
1
' -

 0
"

1
5
' -

 6
"

PRE CAST CONCRETE BASE, 
COLOR D

FIBER CEMENT PANEL; COLOR A 
WITH 1/2" RAEVEALS; PTD.

1

KEY PLAN

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:3

0
 P

M

As indicated

20055

HDC SUBMISSION

BUILDING
ELEVATIONS

A 206

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/4" = 1'-0"
1

NORTH ELEVATION (ANGLED)

MARK ISSUE DATE



1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

1.

A 300

1.

A 300

A 602.1

5

A 601.2

2

A 601.1

2

A 601.2

3

DECORATIVE PERFORATED 
METAL SCREEN, SEE DETAILS

FIBER CEMENT PANEL; 
COLOR B

PRE CAST CONCRETE BASE, 
COLOR D

PRE CAST CONCRETE BASE, 
COLOR D

FIBER CEMENT PANEL ; 
COLOR B, WITH 1/2" 
REVEALS; PTD.

"ARTISAN" SHIPLAP SIDING; 
COLOR A

COMPOSITE METAL PANEL 
CORNICE; COLOR A

FIBER CEMENT PANEL; COLOR 
A, WITH 1/2" REVEALS, PTD.

1

KEY PLAN

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:3

3
 P

M

As indicated

20055

HDC SUBMISSION

BUILDING
ELEVATION

A 207

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/4" = 1'-0"
1

EAST ELEVATION

MARK ISSUE DATE



PARKING

PARKING PARKING

2 BD / 2 BA

TRASH

2 BD / 2.5 BA1+DEN / 2 BASTORELECTCORR T/D

PET SPA

2 BD / 2 BA ELECT STOR 1+DEN / 2 BA 2 BD / 2.5 BACORR

2 BD / 2 BA

3 BD / 3.5 BA CORR

CORR

ELECT

ELECT STOR 1+DEN / 2 BA 2 BD / 2.5 BA

3 BD / 3.5 BA?STOR

AC HOTEL

WALKWAY
1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

PARKING

PARKING

1
2

' -
 0

"
1

1
' -

 0
"

1
1

' -
 0

"
1

1
' -

 0
"

1
3

' -
 0

"

2
' -

 0
"

5
8

' -
 0

"
8

' -
 8

"

3 BD / 3.5 BA

2 BD / 2 BA

2 BD / 2 BA 3 BD / 2.5-3 BA

2 BD / 2 BA 3 BD / 2.5-3 BA

PARKING 
ENTRY RAMP

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:3

6
 P

M

1/16" = 1'-0"

20055

HDC SUBMISSION

SECTION
DIAGRAM

A 300

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/16" = 1'-0"
1

SITE SECTION - NORTH / SOUTH

F
O

L
D

 L
IN

E
F

O
L
D

 L
IN

E

MARK ISSUE DATE



1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

1
2

' -
 0

"
1

1
' -

 0
"

1
1

' -
 0

"
1

1
' -

 0
"

1
3

' -
 0

"

2
' -

 0
"

5
8

' -
 0

"
8

' -
 8

"

PARKING

PARKING

2 BD / 2.5 BA CORR 2 BD / 2.5 BA

2 BD / 2.5 BA CORR 2 BD / 2.5 BA

2 BD / 2.5 BA CORR 2 BD / 2.5 BA

3 BD / 3.5 BA CORR 3 BD / 3.5 BA

GREEN STREET

NORTH MILL 

POND

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

1
2

' -
 0

"
1

1
' -

 0
"

1
1

' -
 0

"
1

1
' -

 0
"

1
3

' -
 0

"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"2

' -
 0

"
5

8
' -

 0
"

8
' -

 8
"

MAINT. SERVICE PARKINGLOBBY

ELEV

LOBBY PARKING

3 BD / 2.5-3 BA ELEV LOBBY ELECT CORR STOR 3 BD / 2.5-3 BA

3 BD / 2.5-3 BASTORCORRELECTELEV LOBBY3 BD / 2.5-3 BA

3 BD / 2.5-3 BA ELEV LOBBY ELECT CORR 3+DEN / 2.5 BA

3 BD / 2.5-3 BACORRELECTELEV LOBBY3 BD / 2.5-3 BA

GREEN STREET

NORTH MILL 

POND

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:3

8
 P

M

1/16" = 1'-0"

20055

HDC SUBMISSION

SECTION
DIAGRAM

A 301

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/16" = 1'-0"
2

SITE SECTION - EAST WEST1

1/16" = 1'-0"
1

SITE SECTION - EAST / WEST

MARK ISSUE DATE



1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 603

2

3' - 0"

1
' - 6

"
2

' - 6
"

W
IN

D
O

W

7
' - 6

"
6

"

ROOF OVERHANG

3
' - 0

"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"

3
' - 0

"

W
IN

D
O

W

7
' - 6

"
S
ILL
6

"

3
' - 0

"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"

2
' - 0

"C
A

N
O

P
Y

1
' - 6

"

S
T
O

R
E
F
R
O

N
T

8
' - 6

"

S
ILL

1
' - 0

"

4' - 0"

CANOPY

STOREFRONT 
SYSTEM

CIP CONCRETE 
FOUNDATION WALL

PRECAST PANEL

FIBERGLASS 
WINDOW UNIT

CONCRETE SLAB 
OVER METAL DECK

CABLE RAIL 
GUARDRAIL SYSTEM

ROOF DECKING

CONCRETE 
SLAB ON 
GRADE

PAVING, SEE CIVIL 
DRAWINGS

COMMERCIAL

RES. UNIT

RES. UNIT

RES. UNIT

RES. UNIT

6' - 4"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 603

7

A 603

3

FIBER CEMENT 
PANEL

FIBER CEMENT 
PANEL

CONCRETE SLAB 
OVER METAL 
DECK

FIBERGLASS 
WINDOW UNIT

PAVING, SEE CIVIL 
DRAWINGS

CIP CONCRETE 
FOUNDATION 
WALL

CABLE RAIL 
GUARDRAIL SYSTEM

CONCRETE SLAB 
ON METAL DECK

8
' - 8

"

S
ILL

1
' - 0

"
9

' - 0
"

1
' - 6

"

B
A

LC
O

N
Y

1
' - 6

"

S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
1

' - 6
"

B
A

LC
O

N
Y

1
' - 6

"

S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
1

' - 6
"

B
A

LC
O

N
Y

1
' - 6

"

S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
1

' - 6
"

B
A

LC
O

N
Y

1
' - 6

"
S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
4

' - 0
"

1
' - 4

"

BRICK RETURN 
BEYOND

CORBELLED BRICK 
CORNICE WITH 
METAL CAP FLASHING 

FIBER CEMENT SOFFIT

PRECAST STONE 
SILL

FIBER CEMENT 
SOFFIT

UPPER PARKING

RES. UNIT

RES. UNIT

RES. UNIT

RES. UNIT

LOWER PARKING

6' - 0"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 603

7

A 603

4

STOREFRONT 
DOORS

"ARTISAN" SHIPLAP 
SIDING

CONCRETE 
SLAB OVER 
METAL DECK

FIBERGLASS 
WINDOW UNIT

PAVING, SEE CIVIL 
DRAWINGS

CIP CONCRETE 
FOUNDATION 
WALL

FIBER CEMENT 
SOFFIT

CONCRETE SLAB 
ON GRADE

CABLE RAIL 
GUARDRAIL SYSTEM

METAL CAP 
FLASHING OVER 
FIBER CEMENT 
TRIM BOARD

S
T
O

R
E
F
R
O

N
T

1
0

' - 0
"

1
' - 6

"

B
A

LC
O

N
Y

1
' - 6

"
S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
1

' - 6
"

B
A

LC
O

N
Y

1
' - 6

"

S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
1

' - 6
"

B
A

LC
O

N
Y

1
' - 6

"

S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
1

' - 6
"

B
A

LC
O

N
Y

1
' - 6

"

S
ILL
6

"

W
IN

D
O

W

7
' - 6

"
4

' - 0
"

RES. LOBBY

RES. UNIT

RES. UNIT

RES. UNIT

RES. UNIT

6' - 0"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 603

3

A 603

2

1
' - 4

"
4

' - 0
"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"

3
' - 0

"

W
IN

D
O

W

7
' - 6

"
S
ILL
6

"

3
' - 0

"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"

3
' - 0

"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"

1
' - 0

"C
A

N
O

P
Y

2
' - 0

"

S
T
O

R
E
F
R
O

N
T

1
0

' - 0
"

8' - 0"

STOREFRONT 
DOORS

BRICK VENEER 

CONCRETE SLAB 
OVER METAL DECK

FIBERGLASS 
WINDOW UNIT

CANOPY

PAVING, SEE CIVIL 
DRAWINGS

CIP CONCRETE 
FOUNDATION 
WALL

PRECAST CORNICE

PRECAST CORNICE

CORBELLED BRICK 
CORNICE WITH 
METAL CAP 
FLASHING

CONCRETE SLAB 
ON GRADE

RES. LOBBY

RES. UNIT

RES. UNIT

RES. UNIT

RES. UNIT

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:3

9
 P

M

1/4" = 1'-0"

20055

HDC SUBMISSION

WALL SECTIONS

A 310

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/4" = 1'-0"
1

WALL SECTION 1
1/4" = 1'-0"

2
WALL SECTION 4

1/4" = 1'-0"
3

WALL SECTION 3
1/4" = 1'-0"

4
WALL SECTION 2

MARK ISSUE DATE



1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 603

4

A 603

2

A 603

7

LOWER PARKING LEVEL

UPPER PARKING LEVEL

RES. UNIT

RES. UNIT

RES. UNIT

RES. UNIT

ARCHED OPENING 
WITH PERFORATED 
DECORATIVE METAL 
SCREEN

FIBER CEMENT PANEL

METAL CAP FLASHING

PRECAST STONE 

CIP CONCRETE 
FOUNDATION WALL

"ARTISAN" SHIPLAP 
SIDING

PRECAST STONE 
CORNICE

FIBER CEMENT 
SOFFIT

FIBER CEMENT 
PANEL

CABLE RAIL 
GUARDRAIL SYSTEM

FIBERGLASS 
WINDOW UNIT

BRICK RETURN 
BEYOND

V
A

R
IE

S
V
A

R
IE

S
1

0
' - 8

"
1

2
' - 0

"
3

' - 0
"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"
B
A

LC
O

N
Y

1
' - 6

"

1
' - 6

"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"
B
A

LC
O

N
Y

1
' - 6

"

1
' - 6

"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"

BRICK VENEER

METAL CAP 
FLASHING OVER 
FIBER CEMENT 
TRIM BOARD

CONCRETE SLAB ON 
GRADE

DROPPED CONCRETE SLAB 
OVER STEEL FRAMING

ROOF MEMBRANE OVER 
SLOPED INSULATION

DECKING AT 
SECOND FLOOR 
BALCONIES, SEE 
PLAN

2' - 0"

6' - 0"

28' - 8 1/2"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

3RD FLOOR
24' - 0"

4TH FLOOR
35' - 0"

5TH FLOOR
46' - 0"

ROOF
58' - 0"

LOWER PARKING
0' - 0" (6.08')

UPPER PARKING
0' - 0" (15.75')

T.O. PARAPET
60' - 0"

A 603

1

A 603

1

A 603

2

DECORATIVE PERFORATED 
METAL SCREEN

CONCRETE SLAB OVER 
METAL DECK

CONCRETE SLAB 
ON GRADE

CIP CONCRETE 
FOUNDATION WALL

FIBERGLASS WINDOW 
UNIT

UPPER PARKING

RES. UNIT

RES. UNIT

RES. UNIT

RES. UNIT

LOWER PARKING

GRADING, SEE CIVIL 
DRAWINGS

PRECAST STONE CORNICE

"ARTISAN" SHIPLAP SIDING

BUILT-OUT CORNICE 

C
O

R
N

IC
E

1
' - 6

"
1

2
' - 6

"
3

' - 0
"

W
IN

D
O

W

7
' - 6

"

S
ILL
6

"
C

O
R
N

IC
E

1
' - 6

"

9
' - 6

"
3

' - 0
"

W
IN

D
O

W

7
' - 6

"
S
ILL
6

"

3
' - 0

"
7

' - 0
"

S
C

R
E
E
N

2
' - 0

"
9

' - 8
"

"ARTISAN" SHIPLAP 
SIDING

PRECAST STONE 
CORNICE

BRICK VENEER

BUILT-OUT CORNICE

DROPPED CONRETE SLAB 
ON METAL DECK

DROPPED CONRETE SLAB 
ON METAL DECK

ROOF MEMBRANE OVER 
SLOPED INSULATION

BOLLARDS

VARIES

3' - 1"

49' - 0"

VARIES

2' - 0"

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:4

1
 P

M

1/4" = 1'-0"

20055

HDC SUBMISSION

WALL SECTIONS

A 311

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/4" = 1'-0"
2

WALL SECTION 6
1/4" = 1'-0"

1
WALL SECTION 5

MARK ISSUE DATE



F
S

F
S

4TH FLOOR
35' - 0"

PRECAST CONCRETE HEADER, 
COLOR 1

FIBERGLASS CASEMENT 
WINDOWS

BRICK VENEER

FIBERGLASS PICTURE 
WINDOW

BRICK ROWLOCK 
SILL

3' - 0" 8" 3' - 0"

7' - 4"

4" 6' - 8" 4"

TYPE B

6' - 8"

H
E
A

D
E
R

7
 5

/8
"

W
IN

D
O

W

7
' - 6

"

S
ILL

6
"

P
IC

T
U

R
E

2
' - 0

"

M
U

LL

2
"

C
A

S
E
M

E
N

T

5
' - 4

"

COMPOSITE METAL PANEL 
TO MATCH WINDOW 
CLADDING COLOR

7
 5

/8
"

5"

CAST STONE LINTEL

BRICK VENEER WALL

FIBERGLASS WINDOW

S
E
E
 E

LE
V
A

T
IO

N
S

V
A

R
IE

S

5
"

3/4"

BRICK ROW LOCK SILL

BRICK RETURN AT JAMB

BRICK VENEER

5TH FLOOR
46' - 0"

SOLDIER COURSE BRICK HEADER

FIBERGLASS CASEMENT WINDOW

FIBERGLASS PICTURE WINDOW

BRICK ROWLOCK SILL

BRICK VENEER

PRECAST STONE CORNICE

3' - 4"

H
E
A

D
E
R

7
 5

/8
"

W
IN

D
O

W

7
' - 6

"

S
ILL

6
"

P
IC

T
U

R
E

2
' - 0

"

M
U

LL

2
"

C
A

S
E
M

E
N

T

5
' - 4

"

TYPE C

3' - 4"

4TH FLOOR
35' - 0"

S
ILL

6
"

W
IN

D
O

W

7
' - 6

"

H
E
A

D
E
R

7
 5

/8
"

P
IC

T
U

R
E

2
' - 0

"

M
U

LL

2
"

C
A

S
E
M

E
N

T

5
' - 4

"

TYPE A

3' - 4"

4' - 0"

4" 3' - 4" 4"

PRECAST CONCRETE HEADER, 
COLOR 1

FIBERGLASS CASEMENT 
WINDOW

BRICK VENEER

FIBERGLASS PICTURE 
WINDOW

BRICK ROWLOCK 
SILL

2ND FLOOR
13' - 0"

D
O

O
R

8
' - 0

"

H
E
A

D
E
R

7
 5

/8
"

4"6' - 8"4"

7' - 4"

6' - 8"

3' - 0"7"3' - 1"

3' - 7"

PRECAST STONE 
HEADER, COLOR A

FIBERGLASS 
CASEMENT 
WINDOW

FIBERGLASS 
DOOR UNIT

FIBERGLASS 
PICTURE 
WINDOW 

S
ILL

6
"

P
IC

T
U

R
E

2
' - 0

"

M
U

LL

2
"

C
A

S
E
M

E
N

T

5
' - 4

"

8
' - 0

"

COMPOSITE 
METAL PANEL TO 
MATCH WINDOW 
CLADDING 
COLOR

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:4

2
 P

M

As indicated

20055

HDC SUBMISSION

WINDOW
DETAILS AT BRICK

A 601.1

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

3/4" = 1'-0"
2

ENLARGED BRICK (PAIRED) WINDOW ELEVATION

3" = 1'-0"
4

WINDOW HEAD AT BRICK

3" = 1'-0"
7

HORIZONTAL MULLION
3" = 1'-0"

6
WINDOW JAMB AT BRICK

3" = 1'-0"
5

WINDOW SILL AT BRICK

3/4" = 1'-0"
3

ENLARGED BRICK WINDOW ELEVATION AT 5TH FLOOR

3/4" = 1'-0"
1

ENLARGED BRICK WINDOW ELEVATION

MARK ISSUE DATE

3/4" = 1'-0"
8

ENLARGED BRICK (PAIRED WITH DOOR) WINDOW ELEVATION



5TH FLOOR
46' - 0"

C
A

SE
M

E
N

T

5
' - 4

"

M
U

LL

2
"

P
IC

TU
R
E

2
' - 0

"

W
IN

D
O

W

7
' - 6

"

S
ILL

6
"

FIBERGLASS 
CASEMENT WINDOW

FIBERGLASS PICTURE 
WINDOW

3' - 0"

"ARTISAN" 
SHIPLAP SIDING

MULL TO MATCH 
WINDOW CLADDING 
COLOR

5TH FLOOR
46' - 0"

3' - 0" 3' - 0" 3' - 0"

9' - 0"

C
A

S
E
M

E
N

T

5
' - 4

"

M
U

LL

2
"

P
IC

T
U

R
E

2
' - 0

"

S
ILL

6
"

W
IN

D
O

W

7
' - 6

"

FIBERGLASS 
CASEMENT WINDOW

FIBERGLASS PICTURE 
WINDOW

ARTISAN "SHIPLAP" 
SIDING

"J" TRIM AND 
FLASHING AT 
WINDOWS PAINTED 
TO MATCH 
ADJACENT SIDING 
COLOR

MULL TO MATCH 
WINDOW CLADDING 
COLOR

5TH FLOOR
46' - 0"

BALCONY FLOOR ASSEMBLY

FIBERGLASS PICTURE 
WINDOW

FIBERGLASS 
CASEMENT WINDOW

FIBERGLASS PICTURE 
WINDOW

FIBERGLASS DOOR

"ARTISAN" SHIPLAP 
SIDING

C
A

S
E
M

E
N

T

5
' - 4

"

M
U

LL

2
"

P
IC

T
U

R
E

2
' - 0

"
W

IN
D

O
W

7
' - 6

"

S
ILL

6
"

D
O

O
R

8
' - 0

"

9' - 1 1/2"

3' - 1 1/2" 3' - 0" 3' - 0"

METAL WINDOW HEAD 
FLASHING TO ALIGN WITH 

JAMB TRIM, PAINTED TO 
MATCH ADJACENT SIDING

"ARTISAN" SHIPLAP 
SIDING RAINSCREEN 

ON 'Z' FURRING STRIPS

FIBERGLASS WINDOW

JAMB FLASHING BEYOND

1/8" VENT GAP

'J' CHANNEL TRIM PAINTED TO 
MATCH ADJACENT SIDING

"ARTISAN" SHIPLAP SIDING 
RAINSCREEN ON 'Z' FURRING STRIPS

SILL FLASHING BELOW

METAL WINDOW SILL TRIM 
TO ALIGN WITH JAMB 

TRIM, PAINTED TO MATCH 
ADJACENT SIDING

"ARTISAN" SHIPLAP 
SIDING RAINSCREEN 

ON 'Z' FURRING STRIPS

1/8" VENT GAP

"J" TRIM AT JAMB BEYOND

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:4

3
 P

M

As indicated

20055

HDC SUBMISSION

WINDOW
DETAILS AT FIBER
CEMENT

A 601.2

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

3/4" = 1'-0"
1

ENLARGED WINDOW ELEVATION AT HORIZONTAL FIBER CEMENT SIDING
3/4" = 1'-0"

2
ENLARGED WINDOW ELEVATION (PAIRED) AT HORIZONTAL FIBER CEMENT SIDING

3/4" = 1'-0"
3

ENLARGED WINDOW ELEVATION (PAIRED DOOR) AT HORIZONTAL FIBER CEMENT SIDING

MARK ISSUE DATE

3" = 1'-0"
4

WINDOW HEAD AT FIBER CEMENT

3" = 1'-0"
6

WINDOW JAMB AT FIBER CEMENT

3" = 1'-0"
5

WINDOW SILL AT FIBER CEMENT



1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

4

A 3105

A 602

2
' - 0

"
9

' - 0
"

1
' - 0

"

1
2

' - 0
"

3' - 11" 3' - 11" 6' - 4" 3' - 11" 3' - 11"

22' - 0"

COMPOSITE METAL PANEL CANOPY

RUSTICATED BRICK DETAILING

PRECAST STONE BASE, COLOR A

PRECAST STONE CORNICE, COLOR A

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

1

A 310

2' - 10"2' - 10"2' - 10"6' - 4"2' - 10"2' - 10"2' - 10"

1
' - 6

"
1

' - 6
"

7
' - 0

"
1

' - 0
"

23' - 4"

1
1

' - 0
"

PRECAST STONE PANEL, COLOR BCOMPOSITE METAL PANEL CANOPY

CAST STONE

2" WIDE REVEAL JOINT

EQEQ

3' - 4"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

6' - 8"

1
' - 0

"
9

' - 0
"

1
' - 0

"

3' - 4" 3' - 4"

1
1

' - 0
"

3' - 4"

EQ EQ

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

3' - 4" 3' - 4"

6' - 8"

2
' - 0

"
7

' - 0
"

1
' - 0

"

1
0

' - 0
"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

PROJECTION
1"

(3
 C

O
U

R
S
E
S
)

8
" S

P
A

C
IN

G

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:4

6
 P

M

1/2" = 1'-0"

20055

HDC SUBMISSION

STOREFRONT
ELEVATIONS AND
DETAILS

A 602

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
603.433.8818

CATHARTES

100 SUMMER STREET, SUITE #1600
BOSTON, MA 02110
617.742.6000

1/2" = 1'-0"
3

ENLARGED STOREFRONT ELEVATION AT RESIDENTIAL ENTRY

1/2" = 1'-0"
1

ENLARGED STOREFRONT ELEVATION AT COMMERCIAL ENTRY
1/2" = 1'-0"

2
ENLARGED TYPICAL STOREFRONT ELEVATION AT COMMERCIAL SPACE

1/2" = 1'-0"
4

ENLARGED STOREFRONT ELEVATION AT RESIDENTIAL LOBBY

MARK ISSUE DATE

1/2" = 1'-0"
5

RUSTICATED BRICK DETAIL



1"

METAL PANEL

VISION 
GLASS

1
' - 0

"

5"

CAST STONE -
COLOR B

1
' - 0

"

1
' - 3

"
4

"

3"

2"

1
"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

3

A 310

BALCONY OF UNIT ABOVE

9' - 2"

1' - 7" 3' - 0" 3' - 0" 1' - 7"

2
' - 0

"
8

' - 0
"

1
0

' - 0
"

1
' - 0

"

STOREFRONT DOOR

STOREFRONT SYSTEM WITH 
BRUSHED ALUMINUM FINISH

"ARTISAN" SHIPLAP SIDING

PRECAST STONE BASE, 
COLOR A

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

1
' -

 0
"

1
' -

 0
"

1
1
' -

 0
"

2

A 311

PIER

5' - 0"

ARCH

14' - 0"

PIER

5' - 0"

A
R
C

H
'

7
' -

 0
"

TR
IM

1
' -

 0
"

2
' -

 4
 1

/2
"

TR
IM8
" METAL COPING

1/2" REVEAL

2" WIDE REVEAL

DECORATIVE METAL SCREEN

POWDER-COATED METAL FRAME

METAL TRIM, PTD

CAST STONE PIER, COLOR B

4
"

CAST STONE SILL

CAST STONE PIER, COLOR C

6

A 602.1

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

1

A 311

6' - 8"

3' - 4" 3' - 4"

METAL FRAME

BRICK VENEER

FIBER 
CEMENT 

PANEL

DECORATIVE 
PERFORATED 

METAL SCREEN

9
' - 0

"
3

' - 0
"

PRECAST STONE 
BASE, COLOR D

2
' - 0

"
7

' - 0
"

1ST FLOOR
0' - 0" (14.75')

2ND FLOOR
13' - 0"

UPPER PARKING
0' - 0" (15.75')

M
E
T
A

L T R
IM

7
 1

/4
"

F
IB

E
R
 C

E
M

E
N

T

2
' - 9

"

M
E
T
A

L T R
IM

1
' - 0

"

A
R
C

H
E
D

 O
P
E
N

IN
G

V
A

R
IE

S

C
A

ST
 S

T
O

N
E

V
A

R
IE

S

1"

3/4"

UPPER PARKING EXTERIOR

LOWER PARKING

7"

ARCHITECT

ISSUE:

PROJECT #:

SCALE:

DRAWING INFORMATION

DRAWING TITLE

DRAWING NUMBER

60 K STREET, 3RD FLOOR
BOSTON, MA  02127
O: 617.766.8330 
www.embarcstudio.com

DATE:

copyright: EMBARC STUDIO, LLC

OWNER

CONSULTANTS

REVISIONS

ARCHITECT

233 VAUGHAN ST
PORTSMOUTH, NH  03801
O: 603.431.2808 
www.cjarchitects.net

C
:\

U
se

rs
\c

d
o
h
e
rt
y\

D
o
cu

m
en

ts
\2

0
0

5
5
_
5

3
 G

re
en

 S
t_

SD
_
v2

1
_c

d
o
h
e
rt
yW

R
Q

JU
.r

vt

6
/1

7
/2

0
2

1
 6

:2
6
:4

7
 P

M

As indicated

20055

HDC SUBMISSION

STOREFRONT
ELEVATIONS AND
DETAILS

A 602.1

5
3
 G

R
E
E
N

 S
T
R
E
E
T

5
3
 G

R
E
E
N

 S
T
R
E
E
T

P
O

R
T
S
M

O
U

T
H

, 
N

H
 0

3
8

0
1

H
D

C
 S

U
B
M

IS
S
IO

N

JUNE 17, 2021

CIVIL ENGINEER

TIGHE & BONDE

177 CORPORATE DRIVE
PORTSMOUTH, NH 03801
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MARK ISSUE DATE
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ARCHED SCREEN ELEVATION DETAIL

1/2" = 1'-0"
5

ENLARGED ELEVATION AT DECORATIVE SCREENS IN BRICK
1/2" = 1'-0"

6
WALL SECTION PROFILE AT ARCHED OPENINGS
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BALCONY EDGE DETAIL
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CEILING PLAN OF UNDERSIDE OF BALCONY
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(SEE EROSION CONTROL NOTE 15)
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EROSION CONTROL NOTES:

1. INSTALL EROSION CONTROL BARRIERS AS SHOWN AS FIRST ORDER OF WORK.

2. SEE GENERAL EROSION CONTROL NOTES ON "EROSION CONTROL NOTES & DETAILS

SHEET".

3. PROVIDE INLET PROTECTION AROUND ALL EXISTING AND PROPOSED CATCH BASIN

INLETS WITHIN THE WORK LIMITS. MAINTAIN FOR THE DURATION OF THE PROJECT

UNTIL PAVEMENT HAS BEEN INSTALLED.

4. INSTALL STABILIZED CONSTRUCTION ENTRANCES.

5. INSPECT INLET PROTECTION AND PERIMETER EROSION CONTROL MEASURES DAILY

AND AFTER EACH RAIN STORM OF 0.25 INCH OR GREATER. REPAIR/MODIFY

PROTECTION AS NECESSARY TO MAXIMIZE EFFICIENCY OF FILTER. REPLACE ALL

FILTERS WHEN SEDIMENT IS 1/3 THE FILTER HEIGHT.

6. ALL DISTURBED AREAS NOT TO BE PAVED OR OTHERWISE TREATED SHALL RECEIVE 6"

LOAM, SEED, FERTILIZER AND MULCH.

7. CONSTRUCT EROSION CONTROL BLANKET ON ALL SLOPES STEEPER THAN 3:1.

8. PRIOR TO ANY WORK OR SOIL DISTURBANCE COMMENCING ON THE SUBJECT

PROPERTY, INCLUDING MOVING OF EARTH, THE APPLICANT SHALL INSTALL ALL

EROSION AND SILTATION MITIGATION AND CONTROL MEASURES AS REQUIRED BY

STATE AND LOCAL PERMITS AND APPROVALS.

9. CONTRACTOR SHALL BE RESPONSIBLE TO CONTROL DUST AND WIND EROSION

THROUGHOUT THE CONSTRUCTION PERIOD. DUST CONTROL MEASURES SHALL

INCLUDE, BUT ARE NOT LIMITED TO, SPRINKLING WATER ON UNSTABLE SOILS

SUBJECT TO ARID CONDITIONS.

10. THE CONTRACTOR SHALL REMOVE AND PROPERLY DISPOSE OF ALL TEMPORARY

EROSION CONTROL DEVICES UPON COMPLETION OF CONSTRUCTION.

11. ALL CATCH BASIN SUMPS AND PIPING SHALL BE THOROUGHLY CLEANED TO REMOVE

ALL SEDIMENT AND DEBRIS AFTER THE PROJECT HAS BEEN FULLY PAVED.

12. TEMPORARY SOIL STOCKPILE SHALL BE SURROUNDED BY SILT FENCE AND SHALL BE

STABILIZED BY TEMPORARY EROSION CONTROL SEEDING. STOCKPILE AREAS TO BE

LOCATED AS FAR AS POSSIBLE FROM THE DELINEATED EDGE OF WETLANDS.

13. SAFETY FENCING SHALL BE PROVIDED AROUND STOCKPILES OVER 10 FT.

14. CONCRETE TRUCKS WILL BE REQUIRED TO WASH OUT (IF NECESSARY) SHOOTS ONLY

WITHIN AREAS WHERE CONCRETE HAS BEEN PLACED. NO OTHER WASH OUT WILL BE

ALLOWED.

15. THE BANK STABILIZATION AREA SHALL BE REVIEWED BY THE CONTRACTOR UPON THE

START OF CONSTRUCTION ACTIVITIES AND INSTALL EROSION CONTROL BLANKET ON

ANY AREA EXHIBITING ACTIVE EROSION.

GRADING AND DRAINAGE NOTES:

1. COMPACTION REQUIREMENTS:

BELOW PAVED OR CONCRETE AREAS 95%

TRENCH BEDDING MATERIAL AND

SAND BLANKET BACKFILL 95%

BELOW LOAM AND SEED AREAS 90%

* ALL PERCENTAGES OF COMPACTION SHALL BE OF THE MAXIMUM DRY DENSITY AT THE

OPTIMUM MOISTURE CONTENT AS DETERMINED AND CONTROLLED IN ACCORDANCE

WITH ASTM D-1557, METHOD C FIELD DENSITY TESTS SHALL BE MADE IN ACCORDANCE

WITH ASTM D-1556 OR ASTM-2922.

2. ALL STORM DRAINAGE PIPES SHALL BE HIGH DENSITY POLYETHYLENE (HANCOR HI-Q,

ADS N-12 OR EQUAL), UNLESS OTHERWISE SPECIFIED.

3. SEE UTILITY PLAN FOR ALL SITE UTILITY INFORMATION.

4. ADJUST ALL MANHOLES, CATCH BASINS, CURB BOXES, ETC. WITHIN LIMITS OF 

TO FINISH GRADE.

5. CONTRACTOR SHALL PROVIDE A FINISH PAVEMENT SURFACE AND LAWN AREAS 

OF LOW SPOTS AND PONDING AREAS. CRITICAL AREAS INCLUDE BUILDING

ENTRANCES, EXITS, RAMPS AND LOADING DOCK AREAS ADJACENT TO THE BUIL

6. CONTRACTOR SHALL THOROUGHLY CLEAN ALL CATCH BASINS AND DRAIN LINES

WITHIN THE LIMIT OF WORK, OF SEDIMENT IMMEDIATELY UPON COMPLETION O

CONSTRUCTION.

7. ALL MATERIALS AND CONSTRUCTION SHALL CONFORM WITH APPLICABLE FEDER

STATE AND LOCAL CODES.

8. ALL DISTURBED AREAS NOT TO BE PAVED OR OTHERWISE TREATED SHALL RECE

LOAM, SEED FERTILIZER AND MULCH.

9. ALL STORM DRAIN CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE NHDO

STANDARD SPECIFICATIONS FOR HIGHWAYS AND BRIDGES, LATEST EDITION.

10. ALL PROPOSED CATCH BASINS SHALL BE EQUIPPED WITH OIL/GAS SEPARATOR 

AND 4' SUMPS.

11. ALL MATERIALS AND CONSTRUCTION SHALL CONFORM WITH APPLICABLE FEDER

STATE AND CITY OF PORTSMOUTH DEPARTMENT OF PUBLIC WORKS AND

CONSTRUCTION SPECIFICATIONS, LATEST REVISIONS.

12. CONTRACTOR TO SUBMIT AS-BUILT PLANS ON REPRODUCIBLE MYLARS AND IN 

FORMAT (.DWG FILE) ON DISK TO THE OWNER AND ENGINEER UPON COMPLETI

THE PROJECT. AS-BUILTS SHALL BE PREPARED AND CERTIFIED BY A NEW HAMP

LICENSED LAND SURVEYOR OR PROFESSIONAL ENGINEER.

13. SEE EXISTING CONDITIONS PLAN FOR BENCH MARK INFORMATION.

14. ALL DRAIN LINES WITH LESS THAN FOUR (4) FEET OF COVER SHALL BE INSULAT

15. THE INSIDE OF THE DRAINAGE STRUCTURE SHALL BE TREATED WITH A SILOXA

COATING.  SILOXANE COATING SHALL BE SIKAGARD-705L OR APPROVED EQUAL

LEGEND

PDMH

PCB PROPOSED CATCH BASIN

PROPOSED DRAIN MANHOLE

PROPOSED MAJOR CONTOUR LINE

PROPOSED DRAIN LINE

PROPOSED SILT SOCK

INLET PROTECTION SILT SACK

PROPOSED MINOR CONTOUR LINE

PROPOSED DRAIN MANHOLE

D

PROPOSED CATCHBASIN

PROPOSED RIP RAP

PROPOSED YARD DRAIN

JF JELLYFISH FILTER

PYD PROPOSED YARD DRAIN

TYP TYPICAL

DD

PROPOSED JELLYFISH FILTER

PUD PUD

PROPOSED UNDERDRAIN

PROPOSED BANK STABILIZATION AREA

(SEE EROSION CONTROL NOTE 15)
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1. Design is based on drawings by Tighe & Bond dated 6/22/2021 and may require adjustment due to actual field conditions. 
2. The contractor shall follow best management practices during construction and shall take all means necessary to stabilize and 

protect the site from erosion. 
3. Erosion Control shall be in place prior to construction. 
4. Erosion Control to consist of Hay Bales and Erosion Control Fabric shall be staked in place between the work and Water 

bodies, Wetlands and/or drainage ways prior to any construction. 
5. The Contractor shall verify layout and grades and inform the Landscape Architect or Client’s Representative of any 

discrepancies or changes in layout and/or grade relationships prior to construction. 

6. It is the contractor’s responsibility to verify drawings provided are to the correct scale prior to any bid, estimate or installation.  A 
graphic scale bar has been provided on each sheet for this purpose.  If it is determined that the scale of the drawing is 
incorrect, the landscape architect will provide a set of drawings at the correct scale, at the request of the contractor. 

7. Trees to Remain within the construction zone shall be protected from damage for the duration of the project by snow fence or 
other suitable means of protection to be approved by Landscape Architect or Client’s Representative.  Snow fence shall be 
located at the drip line at a minimum and shall include any and all surface roots.  Do not fill or mulch on the trunk flare.  Do not 

disturb roots. In order to protect the integrity of the roots, branches, trunk and bark of the tree(s) no vehicles or construction 
equipment shall drive or park in or on the area within the drip line(s) of the tree(s).  Do not store any refuse or construction 
materials or portalets within the tree protection area. 

8. Location, support, protection, and restoration of all existing utilities and appurtenances shall be the responsibility of the 

Contractor. 
9. The Contractor shall verify exact location and elevation of all utilities with the respective utility owners prior to construction.  Call 

DIGSAFE at 1-888-344-7233. 
10. The Contractor shall procure any required permits prior to construction.  
11. Prior to any landscape construction activities Contractor shall test all existing loam and loam from off-site intended to be used 

for lawns and plant beds using a thorough sampling throughout the supply.  Soil testing shall indicate levels of pH, nitrates, 
macro and micro nutrients, texture, soluble salts, and organic matter. Contractor shall provide Landscape Architect with test 
results and recommendations from the testing facility along with soil amendment plans as necessary for the proposed plantings 

to thrive.  All loam to be used on site shall be amended as approved by the Landscape Architect prior to placement. 

12. Contractor shall notify landscape architect or owner’s representative immediately if at any point during demolition or 
construction a site condition is discovered which may negatively impact the completed project.  This includes, but is not limited 

to, unforeseen drainage problems, unknown subsurface conditions, and discrepancies between the plan and the site.  If a 
contractor is aware of a potential issue, and does not bring it to the attention of the landscape architect or owner’s 
representative immediately, they may be responsible for the labor and materials associated with correcting the problem. 

13. The Contractor shall furnish and plant all plants shown on the drawings and listed thereon.  All plants shall be nursery-grown 
under climatic conditions similar to those in the locality of the project.  Plants shall conform to the botanical names and 
standards of size, culture, and quality for the highest grades and standards as adopted by the American Association of 

Nurserymen, Inc. in the American Standard of Nursery Stock, American Standards Institute, Inc. 230 Southern Building, 

Washington, D.C. 20005. 
14. A complete list of plants, including a schedule of sizes, quantities, and other requirements is shown on the drawings.  In the 

event that quantity discrepancies or material omissions occur in the plant materials list, the planting plans shall govern. 
15. All plants shall be legibly tagged with proper botanical name. 
16. The Contractor shall guarantee all plants for not less than one year from time of acceptance. 

17. Owner or Owner's Representative will inspect plants upon delivery for conformity to Specification requirements.  Such approval 
shall not affect the right of inspection and rejection during or after the progress of the work.  The Owner reserves the right to 
inspect and/or select all trees at the place of growth and reserves the right to approve a representative sample of each type of 

shrub, herbaceous perennial, annual, and ground cover at the place of growth.  Such sample will serve as a minimum standard 

for all plants of the same species used in this work. 
18. No substitutions of plants may be made without prior approval of the Owner or the Owner’s Representative for any reason. 

19. All landscaping shall be provided with the following: 
a. Outside hose attachments spaced a maximum of 150 feet apart, and 
b. An underground irrigation system, or 

c. A temporary irrigation system designed for a two-year period of plant establishment. 

20. If an automatic irrigation system is installed, all irrigation valve boxes shall be located within planting bed areas. 
21. The contractor is responsible for all plant material from the time their work commences until final acceptance. This includes but 

is not limited to maintaining all plants in good condition, the security of the plant material once delivered to the site, and 

watering of plants.  Plants shall be appropriately watered prior to, during and after planting.  It is the contractor’s responsibility 
to provide clean water suitable for plant health from off site, should it not be available on site.   

22. All disturbed areas will be dressed with 6” of topsoil and planted as noted on the plans or seeded except plant beds.  Plant 

beds shall be prepared to a depth of 12” with 75% loam and 25% compost. 
23. Trees, ground cover, and shrub beds shall be mulched to a depth of 2" with one-year-old, well-composted, shredded native 

bark not longer than 4" in length and ½" in width, free of woodchips and sawdust.  Mulch for ferns and herbaceous perennials 

shall be no longer than 1" in length.  Trees in lawn areas shall be mulched in a 5' diameter min. saucer. Color of mulch shall be 
black. 

24. Drip strip shall extend to 6" beyond roof overhang and shall be edged with 3/16" thick metal edger. 

25. In no case shall mulch touch the stem of a plant nor shall mulch ever be more than 3” thick total (including previously applied 
mulch) over the root ball of any plant. 

26. Secondary lateral branches of deciduous trees overhanging vehicular and pedestrian travel ways shall be pruned up to a 

height of 6’ to allow clear and safe passage of vehicles and pedestrians under tree canopy. Within the sight distance triangles 
at vehicle intersections the canopies shall be raised to 8’ min. 

27. Snow shall be stored a minimum of 5’ from shrubs and trunks of trees. 

28. Landscape Architect is not responsible for the means and methods of the contractor. 
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64 Vaughan Mall 
 

 The property at 64 Vaughan Mall was acquired in September of 2020 from the Cabot House 

Group by the development team that successfully executed the re-development of the Connie Bean 

Center at 135-143 Daniel St. and The Provident Condominium at 25 Maplewood Ave. in Portsmouth. 

Principle Steven Wilson and Hampshire Development Corp. have operated since 1984 and have been 

involved in the successful construction and renovation of dozens of historic urban properties in the 

southeastern NH and northeastern Massachusetts regions.  Our principal goal for the property at 64 

Vaughan Mall will be to bring the site and existing structure up to current codes while restoring the main 

building to its original architecture. 

   

Built in the late 19th century as as 3 story brick and heavy timber structure with a flat roof and full 

basement (36’ x 75’), the building was originally owned and occupied by the Margeson Bros Furniture 

Co..  Early in  the 20th century, the building was more than doubled in size 36’ x 140’ toward what is now 

the Worth Parking Lot with an addition constructed of essentially the same materials and form.  A single 

story “modern” block addition with a shed roof was added mid century toward the rear facing Hanover St. 

and was utilized as a loading dock for shipping and receiving for Cabot Furniture.  Notably, in 1993 Artist 

Robert Wyland received the owners permission to allow a mural of his design to be painted by a group of 

regional amateur  artists on the side of the building facing the Worth lot .  This mural quickly became a 

landmark of sorts referred to as the Whaling Wall.  However through inappropriate preparation and 

application of paints, the mural has significantly deteriorated the facade of the building. 

 

The only public access to the building is via the 75’ of frontage on the Vaughan Mall leaving long 

expanses of blank walls along the Worth Parking Lot (145’), the rear alley (135’) and the Hanover St. 

frontage (80’) with no entry or other focal points.  This provides no pedestrian interface with the building 

on three sides. In fact, circumnavigating the building on foot requires walking in active vehicle traffic lanes 

for an extended distance with no connectivity to the building or the Vaughan Mall from Maplewood Ave., 

Hanover St. or the rest of downtown to the West, South and Easterly directions.   

The current condition of the building is widely substandard.  The building in its existing condition 

presents many challenges to the developer, designers, and contractors associated with any renovation and 
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rehabilitation.  The building is largely void of modern utility and mechanical systems with existing water, 

sewer, drainage, HVAC and fire protection all failing to meet modern standards or capacities. 

 

 The structure itself has not received any significant upgrades or improvements in over 70 years.  

The roof has failed in areas allowing moisture penetration and now threatens the integrity of the structure.  

Additionally most of the original windows have been infilled and the brick facade has been painted on 

four sides with a product that has trapped moisture, causing extensive spalling of the masonry.  The inside 

of the existing structure, although retaining some very worthwhile architectural features and wide open 

space with high ceilings etc., is laden with asbestos and other environmental contaminants which must be 

removed and remediated.  Finally the shape and size of the structure present a very monolithic and 

unappealing facade that does not enhance its surroundings, promote its history or engage the pedestrian at 

the street level.   

 

In light of the building and site conditions we are uniquely qualified to rehabilitate and remediate the 

structure, and with the cooperation of the City, we will be able to convert this property to an attractive 

mixed use project that will make a significant contribution to the vibrancy of the Vaughan Mall and its 

strategic location in downtown Portsmouth.  Our proposal will truly complement and enhance the City’s 

architectural and historic character and contribute to its sense of place. 

 

Currently underway, our first step is to remediate the hazardous waste conditions and perform select 

demolition of the interior.  We are conducting tests to analyze the feasibility and best methods for 

removing the coatings and restore the historic facades.  Our structural engineers have provided detailed 

analysis and preliminary plans for rehabilitation of the structure to current standards while maintaining its 

historic character.  Our specific plan for the property is illustrated by the accompanying plans and would 

be to provide vehicle parking and storage in the existing basement accessed from Hanover St..  The 

ground floor would be developed as a commercial use as required by current zoning and with the addition 

of a sidewalk, entries and storefronts along the Worth Parking Lot will serve to activate the Vaughan Mall 

area.   

 

The revitalization and adaptive reuse of this building will require a minor reconfiguration of parking 

spaces, installation of curbing, brick sidewalks and landscaping in and adjacent to the Worth Lot.  It will 

thus require the support and approval of the City.  The results and impacts as illustrated by the attached 

site plan and elevations will be profoundly positive for the Worth Lot  and Vaughan Mall.  No net loss of 
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parking, improvements in ADA compliance for pedestrians and handicap parking, creation of significant 

green space annexed to the Vaughan Mall and completion of the pedestrian connection from Hanover St., 

Maplewood Ave., Worth Lot to the Vaughan Mall and their adjacent businesses are some of the highlights 

of our plan.  It will balance the pedestrian and vehicular experience for this active area with no functional 

downside to either.  Additionally, we propose to reactivate the existing infilled windows with new windows 

and doors being added to the previously blank wall (along the Worth Lot side of the building) with an 

emphasis on maintaining the historic value in form and function on all sides of the building.   

 

To address the disproportionate massing of the existing buildings, we have transitioned the rear 

facade of the building to a different style to differentiate the two buildings adding texture and interest to the 

continuous wall plane.  Importantly, a significant portion of the rear building facade was constructed of 

poured concrete and was covered by an attached building having no relationship to the architecture of the 

main building. 

 

In closing we are extremely excited to begin the process of working with the City to design and 

redevelop this significant property to better serve the community and its future occupants.  To that end we 

are looking forward to listening to your input and ideas as we continue to refine the building and site 

designs. 

 

Warm Regards 

Steven Wilson 
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DETAILS
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238 DEER STREET
PORTSMOUTH, NH 03801

PERSPECTIVE FROM DEER STREET - EXISTING PERSPECTIVE FROM DEER STREET - PROPOSED

238 DEER STREET: MIXED-USE BUILDING
HISTORIC DISTRICT COMMISSION WORK SESSION - JULY 2021, PORTSMOUTH, NEW HAMPSHIRE
GENERAL PROJECT DESCRIPTION:

PROPOSED WORK:
• CONSTRUCT NEW 3 STORY WITH A PENTHOUSE MIXED-USE BUILDIN TO INCLUDE:

• GROUND FLOOR RETAIL
• 21 APARTMENTS (400-500 SF EACH) ABOVE RETAIL

©  2021 McHenry Architecture

NOT TO SCALE

Z:\Active Project Files\20062-238 DEER STREET\Dwgs\2-SD\238 DEER STREET - SD.rvt

COVER
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

C
McHA:    RD / JJ
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LOCUS MAP

SHEET LIST

Sheet Number Sheet Name

C COVER
A1 CONTEXT AND SITE PLAN
A2 OPTION 1
A3 OPTION 2
A4 OPTION 3
A5 OPTION 4
A6 OPTION 5
A7 CONCEPT FLOOR PLANS
A8 BUILDING DATA
A9 INTERIOR CONCEPT / OWNER INSPIRATION
A10 EXISTING PHOTOGRAPHS
A11 CONTEXT PHOTOGRAPHS
A12 CONTEXT PHOTOGRAPHS
A13 FOUNDRY PLACE CONTEXT
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CONTEXT AND SITE PLAN
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A1
McHA:    RD / JJ

07/14/2021
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OPTION 1
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A2
McHA:    RD / JJ

07/14/2021

AERIAL VIEW FROM WEST - OPTION 1 VIEW FROM DEER STREET - OPTION 1

CONCEPTUAL MATERIALS:

MASONRY BASE SIMILAR

TO ADJACENT 46-64 

MAPLEWOOD BUILDING

COMPOSITE CLAPBOARDS TERRA COTTA PANELS

OPTION 1:

• DEER STREET ELEVATION DIVIDED INTO THIRDS, MIDDLE SECTION EXTRUDED IN 
A DIFFERING MATERIAL THAT MATCHES THE PENTHOUSE

• MIDDLE SECTION IS EXTRUDED ABOVE THE MAIN CORNICE LINE TO GIVE THE 
IMPRESSION OF SMALLER BUILDINGS TO EITHER SIDE

• STRONG CORNICE LINES THAT CONNECT THE FRONT AND REAR MASS
• FIRST FLOOR TO APPEAR AS ONE WHOLE BASE TO RELATE TO ADJACENT 

46-64 MAPLEWOOD BUILDING
• THE PENTHOUSE IS RECESSED BACK FROM THE FACE OF THE BUILDING TO HELP 

STEP THE BUILDING DOWN FROM THE ADJACENT CORNER BUILDING
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OPTION 2
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A3
McHA:    RD / JJ

07/14/2021

AERIAL VIEW FROM WEST - OPTION 2 VIEW FROM DEER STREET - OPTION 2

CONCEPTUAL MATERIALS:

LIGHT GREY 

MASONRY

COMPOSITE CLAPBOARDS TERRA COTTA PANELS WOOD

OPTION 2:

• DEER STREET ELEVATION DIVIDED INTO THIRDS, MIDDLE SECTION PUSHED INTO 
THE BUILDING TO HIGHLIGHT A CENTRAL ENTRY POINT

• STRONG CORNICE LINES THAT CONNECT THE FRONT AND REAR MASS
• CORNICE LINES CONTINUE ACROSS THE FRONT CONNECTING THE FACADE
• FIRST FLOOR TO APPEAR AS ONE WHOLE BASE TO RELATE TO ADJACENT 

46-64 MAPLEWOOD BUILDING
• THE PENTHOUSE IS RECESSED BACK FROM THE FACE OF THE BUILDING TO HELP 

STEP THE BUILDING DOWN FROM THE ADJACENT CORNER BUILDING
• FULL HEIGHT STOREFRONT SIMILAR TO ADJACENT 46-64 MAPLEWOOD BUILDING
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OPTION 3
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A4
McHA:    RD / JJ

07/14/2021

AERIAL VIEW FROM WEST - OPTION 3 VIEW FROM DEER STREET - OPTION 3

CONCEPTUAL MATERIALS:

MASONRY BASE SIMILAR

TO ADJACENT 46-64 

MAPLEWOOD BUILDING

WOOD BRICK

OPTION 3:

• DEER STREET ELEVATION DIVIDED INTO THIRDS, MIDDLE SECTION AT GRADE IS 
PUSHED INTO THE BUILDING TO HIGHLIGHT A CENTRAL ENTRY POINT 

• THE MIDDLE SECTION IS EXTRUDED FROM THE FACE OF THE BUILDING ABOVE 
THE FIRST FLOOR CORNICE LINE

• STRONG CORNICE LINES THAT CONNECT THE FRONT AND REAR MASS
• FIRST FLOOR TO APPEAR AS ONE WHOLE BASE TO RELATE TO ADJACENT

46-64 MAPLEWOOD BUILDING
• DEEP OVERHANGS AT THE PENTHOUSE TO DIFFERENTIATE THE PENTHOUSE 

MASS FROM THE BUILDING BELOW
• THE PENTHOUSE IS RECESSED BACK FROM THE FACE OF THE BUILDING TO HELP 

STEP THE BUILDING DOWN FROM THE ADJACENT CORNER BUILDING
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OPTION 4
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A5
McHA:    RD / JJ

07/14/2021

AERIAL VIEW FROM WEST - OPTION 4 VIEW FROM DEER STREET - OPTION 4

CONCEPTUAL MATERIALS:

MASONRY BASE SIMILAR

TO ADJACENT 46-64 

MAPLEWOOD BUILDING

COMPOSITE CLAPBOARDS

OPTION 4:

• DEER STREET ELEVATION DIVIDED INTO THIRDS, MIDDLE SECTION EXT
A DIFFERING MATERIAL THAT MATCHES THE PENTHOUSE

• MIDDLE SECTION IS EXTRUDED ABOVE THE MAIN CORNICE LINE TO GIV
IMPRESSION OF SMALLER BUILDINGS GIVING IT A MORE HUMAN SCALE 

• STRONG CORNICE LINES THAT CONNECT THE FRONT AND REAR MASS
• FIRST FLOOR TO APPEAR AS ONE WHOLE BASE TO RELATE TO ADJACENT

46-64 MAPLEWOOD BUILDING
• PARAPENT EXTENDED UP PAST CORNICE LINE TO PROVIDE A CONTINUAT

MASONRY FACADE TO SERVE AS A GUARDRAIL AT THE EDGE OF THE ROOF
• FULL HEIGHT STOREFRONT SIMILAR TO ADJACENT MAPLEWOOD BUILDING
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OPTION 5
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A6
McHA:    RD / JJ

07/14/2021

AERIAL VIEW FROM NORTH - OPTION 5A

OPTION 5:
• 3 STORIES WITH A SLOPED 4TH FLOOR WITH DORMERS
• OPTIONS 5A-5D INTRODUCE A TOWER ELEMENT THAT ACCENTUATES 

THE CORNER AND ENTRY INTO THE RESIDENTIAL AND RETAIL LOBBY
• HEIGHT WITH THESE SLOPED ROOFS IS ALLOWED BY ZONING

AERIAL VIEW FROM NORTH - OPTION 5B AERIAL VIEW FROM NORTH - OPTION 5C

AERIAL VIEW FROM NORTH - OPTION 5D AERIAL VIEW FROM NORTH - OPTION 5E
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CONCEPT FLOOR PLANS
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A7
McHA:    RD / JJ

07/14/2021

1/16" = 1'-0"1 FIRST FLOOR
1/16" = 1'-0"2 SECOND AND THIRD FLOOR

1/16" = 1'-0"3 FOURTH FLOOR



GROUND FLOOR: 5,270 SF SECOND FLOOR: 5,270 SF THIRD FLOOR: 5,270 SF PENTHOUSE: 3,279 SF 

RETAIL: 3,500 SF NINE UNITS: 3,989 SF NINE UNITS: 3,989 SF FOUR UNITS: 1,834 SF 

238 DEER STREET:
BUILDING FOOTPRINT:  
OPEN SPACE:
BUILDING STORIES:
BUILDING HEIGHT:
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BUILDING DATA
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A8
McHA:    RD / JJ

07/14/2021
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INTERIOR CONCEPT /
OWNER INSPIRATION

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A9
McHA:    RD / JJ

07/14/2021

IKEA EFFICIENCY UNIT FLOOR PLAN - 400SF

IKEA BROOKLYN EFFICIENCY UNIT IKEA BROOKLYN EFFICIENCY UNIT

IKEA BROOKLYN EFFICIENCY UNIT

OWNER CONCEPT
PRECEDENT:
IKEA EFFICIENCY 
UNIT



238 DEET STREET
PORTSMOUTH, NH 03801

1

2

3

4

56
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LOT 3

LOT 4

LOT 5
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EXISTING PHOTOGRAPHS
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A10
McHA:    RD / JJ

07/14/2021

EXISTING PICTURE FROM DEER STREET AND MAPLEWOOD AVE INTERSECTION

EXISTING PICTURE FROM FOUNDRY GARAGE ROOF
CONTEXT PHOTO KEY MAP
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CONTEXT PHOTOGRAPHS
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A11
McHA:    RD / JJ

07/14/2021

1: 25 MAPLEWOOD AVE 2: 40 BRIDGE STREET 1: BRIDGE STREET

4: 195 HANOVER ST - PORTWALK 5: 30 MAPLEWOOD AVE 6: 100 FOUNDRY PLACE
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CONTEXT PHOTOGRAPHS
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A12
McHA:    RD / JJ

07/14/2021

7: 126 BRIDGE STREET 8: 46 MAPLEWOOD AVE 9: 195 HANOVER ST - PORTWALK

10: 195 HANOVER ST - PORTWALK 11: 195 HANOVER ST - PORTWALK 12: 30 MAPLEWOOD AVE
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FOUNDRY PLACE CONTEXT
Historic District Commission Work Session, July 2021

DEER STREET MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801

A13
McHA:    RD / JJ

07/14/2021

12: 30 MAPLEWOOD AVELOT 3: 165 DEER STREET LOT 4: 163 DEER STREET LOT 5: 161 DEER STREET

12: 30 MAPLEWOOD AVELOT 3: APPROVED FOUNDRY PLACE LOT 4: APPROVED FOUNDRY PLACE LOT 5: APPROVED FOUNDRY PLACE
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COVER SHEETP1.1 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021

93 PLEASANT STREET

HDC DRAWING SHEET LIST
P1.1 COVER SHEET
P1.2 EXISTING CONDITIONS - CONTEXT
P1.3 EXISTING CONDITIONS - SITE
P1.4 EXISTING SITE PLAN
P1.5 PROPOSED FIRST FLOOR PLAN
P1.6 PROPOSED ROOF PLAN
P1.7 STREET SECTIONS
P1.8 PERSPECTIVE VIEW
P1.9 PERSPECTIVE VIEW
P1.10 PERSPECTIVE VIEW
P1.11 MATERIALS - WINDOWS
P1.12 MATERIALS - WINDOWS
P1.13 MATERIALS - WINDOWS
P1.14 MATERIALS - WINDOWS
P1.15 ROOFING
P1.16 ROOFING

RESTORATION AND REHABILITATION.
EXISTING BUILDING:  TREADWELL-JENNESS HOUSE c. 1818
3 STORIES + BASEMENT
CURRENT USE:  OFFICE AND GALLERY (AUCTION) SPACE
PROPOSED USE:  OFFICE (FLOORS B & 1) AND APARTMENTS (FLOORS 2 & 3)

NEW CONSTRUCTION
WORKFORCE HOUSING APARTMENTS, NEW STRUCTURE LOCATED IN PARKING
LOT BEHIND TREADWELL-JENNESS HOUSE.
2 STORIES + SHORT STORY; 1 LEVEL UNDERGROUND PARKING.

SUMMARY



EXISTING CONDITIONS - CONTEXTP1.2 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021
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EXISTING CONDITIONS - SITEP1.3 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021



EXISTING SITE PLANP1.4 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021

1" = 30'-0"1 EXISTING SITE PLAN



NEW CONSTRUCTION

EXISTING BUILDING
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PROPOSED FIRST FLOOR PLANP1.5 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021

1" = 20'-0"1 PROPOSED FIRST FLOOR PLAN

1" = 20'-0"2 EXISTING BUILDING - FIRST FLOOR PLAN

0' 10' 20' 40'

GRAPHIC SCALE: 1" = 20'-0"

EXISTING BUILDING - RESTORATION AND REHABILITATION.
1. REPOINT AND REPAIR BRICK MASONRY WALLS AND CHIMNEYS WHERE REQUIRED
2. RESTORE & REPAINT WOOD TRIM & ACCESSORIES (SHUTTERS, PORCH BALLUSTERS & COLUMNS,

MOULDINGS, FRONT DOOR SURROUND, WIDOWS WALK BALLUSTRADE)
3. RESTORE FRONT DOORS
4. RESTORE AND REGLAZE FRONT DOOR FANLIGHT
5. RESET FRONT STONE STEPS, ADD IRON HANDRAILS
6. REPAIR AND REPAINT IRON FENCING
7. PATCH & REPAIR BASEMENT WINDOW WELL CONCRETE, REMOVE METAL WINDOW GRATES
8. REMOVE PAINT FROM STONE WINDOW SILLS AND STONE BANDING
9. REPLACE ASPHALT ROOFING SHINGLES WITH SIMULATED SLATE ROOFING SHINGLES
10. REPAIR & REPLACE ROOFING FLASHINGS WITH COPPER
11. REPLACE WINDOWS WITH CUSTOM HISTORIC REPLICATED WOOD SDL WINDOWS
12. REPLACE PAINTED ALUMINUM GUTTERS AND DOWNSPOUTS WITH COPPER
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PROPOSED ROOF PLANP1.6 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021

1" = 20'-0"1 HDC - PROPOSED ROOF PLAN
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GRAPHIC SCALE: 1" = 20'-0"
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PERSPECTIVE VIEWP1.9 93 PLEASANT STREET
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MATERIALS - WINDOWSP1.11 93 PLEASANT STREET
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MATERIALS - WINDOWSP1.12 93 PLEASANT STREET
HDC WORK SESSION 3 - July 14, 2021

(EXISTING)

(EXISTING)

PARRETT WINDOWS - TYPICAL INSTALLATION DETAILS

JAMB

HEAD SILL

NOTE: SASH, FRAME & MUNTIN
PROFILES WILL BE CUSTOM FABRICATED
TO MATCH EXISTING PROFILES (SEE EXISTING
DETAILS)
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