Application: Obtaining Real Property for Historic Monument Purposes
Thomas J. McIntyre Federal Building
80 Daniel Street, Portsmouth, NH
November 2018

APPENDIX A
Legal Description and Map

1

Application: Obtaining Real Property for Historic Monument Purposes
Thomas J. McIntyre Federal Building
80 Daniel Street, Portsmouth, NH
November 2018

3b. Legal Description
Per the deed dated May 12, 1965 and recorded with the Rockingham County Register of Deeds in Book
1767, Page 127, the parcel is legally bound and described as follows:

Beginning at a point on the Northerly line of Daniels Street; said point being the southerly corner of
land now or formerly owned by the City of Portsmouth thence North thirteen degrees thirty-eight
minutes twenty-five seconds West (N 13° 38’ 25” W) along the land of said City of Portsmouth five
and five hundredths (5.05) feet to a point, said point establishes by this deed the new Northerly line of
Daniels Street; thence South eighty-four degrees thirteen minutes and no seconds West (S 84°13’ 00”
W) along the new Northerly line of Daniels Street two hundred thirty-nine and seventy-three
hundredths (239.73) feet to the point of tangency of a circle whose radius is ten and no hundredths
(10.00) feet; thence along the arc of the circle whose radius is ten and no hundredths (10.00) feet a
distance of thirteen and fifty-two hundredths (13.52) feet to the point of tangency with the new
Easterly line of Penhallow Street; thence North eighteen degrees twenty minutes and fifty-six seconds
west (N 18° 20’ 56” W) along the new Easterly line of Penhallow Street three hundred sixty-seen and
forty hundredths (367.40) feet to the intersection of the Southerly line of Bow Street and Easterly line
of Penhallow Street as established by this deed; thence South sixty-two degrees ten minutes and
twenty-one seconds West (S 62° 10’ 21” W) a distance of five and seven hundredths (5.07) feet to the
former Northerly line of Penhallow Street; thence South eighteen degrees twenty minutes fifty-six
seconds East (S 18° 20’ 56” E) along the former line of Penhallow Street two hundred eighty-two and
seventy-eight hundredths (282.78) feet to a point; thence south nine degrees fourteen minutes sixteen
seconds East (S 9° 14’ 16” E) along the former line of Penhallow Street ninety-three and sixty-eight
hundredths (93.68) feet to the formerly Northerly line of Daniels Street; thence North eighty-four
degrees forty-two minutes fifty-eight seconds East (N 84° 42’ 58” E) along the former line of Daniels
Street fifty-seven and twenty-one hundredths (57.21) feet to a point; thence South thirty-six degrees
twenty-five minutes twenty-eight seconds East (S 36° 25’ 28” E) along the former line of Daniels
Street ten and twenty-five hundredths (10.25) feet to a point; thence North eighty-two degrees twentytwo minutes fifty seconds East (N 82° 22’ 50” E) along the former line of Daniels Street fifty-two and
forty-nine hundredths (52.49) feet to a point; thence North eight degrees thirty-seven minutes forty
seconds West (N 8° 37’ 40” W) along the former line of Daniels Street two and forty-three hundredths
(2.43) feet to a point; thence North eighty-two degrees sixteen minutes thirty-three seconds East (N
82° 16’ 33” E) along the former line of Daniels Street one hundred fifty-two and ninety-five
hundredths (152.95) feet to the point of beginning. Said parcel contains four thousand seven hundred
forty and seventy-six hundredths (4,740.76) square feet.

3c. Map
Attached hereto on following page.
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4. Narrative Description
Site & Setting
The Thomas J. McIntyre Federal Building and Post Office, henceforth referred to as the McIntyre Building,
at 80 Daniel Street comprises approximately 2.1 acres of land, with 245 feet of frontage on the northwest side
of Daniel Street, 378 feet on the northeast side of Penhallow Street, and 186 feet on the southeast side of Bow
Street. The property includes the McIntyre Building - a four-story (plus basement level) steel-frame masonry
building containing approximately 107,000 square feet (sf) of gross building area with forty-four (44) indoor
parking spaces, and a two-tier outdoor parking lot with ninety-one (91) spaces. The property is bounded on
the south by Daniel Street, on the west by Penhallow Street, on the north by Bow Street, and by the threestory Old City Hall and Chapel Street on the east. The property drops in elevation thirteen feet from Daniel
Street to Bow Street, a grade change of 4%. The area surrounding the McIntyre Building is Portsmouth’s
historic harbor and waterfront commercial areas and is made up of densely developed blocks of one-to-three
story commercial buildings.
Exterior
The McIntyre Building is a four-story, masonry, New Formalist-style building with an asymmetrical
southeast (facade) elevation. The building is made up of three distinguishable design components: the main
four-story building, the one-story section on Penhallow Street, and the one-story wing on Daniel Street (the
location of the current Post Office). It has a ballasted membrane on flat-roof with a deep concrete overhang
supported by concrete brackets. Walls are brick and rest on concrete foundations. The primary Daniel Street
facade has a recessed first story with a groin vaulted ceiling supported by paneled, concrete columns and
segmental arches with paired, off-center fully glazed, aluminum-framed entrance doors. One-story wings at
the southwest and northeast sides have secondary entrances and house additional office space and a post
office. Most street-level windows are full-height, multi-light, fixed, aluminum sash and upper stories have
recessed window openings with wide concrete surrounds. The first floor of the north elevation contains
eighteen loading dock bays, one of which has been infilled and contains a single personnel door, that are
protected by a cantilevered concrete roof.
On Penhallow and Bow Streets, brick walls capped with concrete (approximately five feet in height) surround
and shield the view of the parking; these walls are original to the construction of the building. There are freestanding planters presumed to be placed after September 11, 2001 – six at the Daniel Street entrance and one
at the entrance on Penhallow Street. The property has two flag poles: one at the corner of Daniel and
Penhallow Streets (original) and a second pole erected in 1997 in front of the current Post Office entrance.
Main Building
The Main Building is a rectangular four-story plus basement, steel framed, red brick and concrete building
with a flat roof. It has two primary elevations on Daniel and Penhallow Streets, a secondary elevation on Bow
Street, and a tertiary elevation facing Chapel Street.
Above the first floor the building is red brick with a flat concrete fascia and cast concrete brackets with
attached precast decorative panels that create parallel raised edges. The brackets on the south and east
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elevations have been encased in a wire mesh netting since 2008 to capture any falling pieces of failed
concrete (first in a temporary black netting and currently in a heavy-duty beige netting). The single-pane,
aluminum frame pivoting windows are equally spaced and are aligned both vertically and horizontally within
each elevation; they are recessed one foot from the exterior plane of the building and are set within exposedaggregate, unadorned white cast concrete window surrounds.
The main entrance to the building on Daniel Street is recessed two bays behind three flat segmental arches
supported by four concrete columns currently encased in stainless steel (to protect against spalling sometime
after September 2015); each column is surmounted by a single concrete bracket in the same design as those at
the roof line. This covered entryway has a cast concrete groin vaulted ceiling the springing of which rests on
single fluted concrete pilasters opposite the columns. There are three full-height glass walls aligned with each
arch and vault of the entry surmounted by opaque demi-lune transoms above a concrete lintel; the center
glass wall contains the main entry doors. These full-height glass walls are divided into three vertical
components which is the common pattern found in all of the full-height glass elements in the McIntyre
Building: squares at the top and base with a single pane of glass in between that rises approximately three
times the height of the squares; they are either five or six bays wide. At the entry on Daniel Street, a pair of
glass and aluminum doors have been inserted to the right and a single glass door (access to a stairwell) is to
the left; the original configuration was a pair of doors in both of these openings. In front of the windows to
either side of the entrance are balustrades, originally aluminum panels with oval openings, now replaced with
simple square wrought iron balusters and railing.
The first floor of the north elevation of the building contains nine of eighteen loading dock bays, which are
protected by a cantilevered concrete roof. There are solar panels on top of the mechanical room on the roof.
One-story section along Penhallow Street
This one-story section of the building is set back one bay from the Daniel Street façade and extends
northward the entire length of the Main Building. It is red brick with a flat concrete parapet. On the small
portion of this section facing Daniel Street is mounted both sides of the Great Seal of the United States, the
name of the building (1981), and the corner stone. Nearly centered in the west elevation is a second entrance
to the Main Building, originally the 24-hour entrance to the Box Lobby. To the north of this entrance is a flat
brick wall, and to the south are three bays of full-height windows alternating with recessed brick wall panels.
These full-height windows have the standard pane configuration, although some have been modified to
provide for operable casements for natural ventilation.
There is a recessed entrance on the Penhallow Street elevation that is topped with a skylight covered pergola.
The standard full-height window wall has been modified to accept a pair of glass and aluminum entry doors
to the right and a single glass and aluminum entry door to the left (access to a stairwell). North and south
brick walls each has a single-width full-height window. The inclined concrete pavement linking sidewalk to
doors is without a level landing at the doors.
One-story wing east of the Main Building, current Post Office
Constructed of red brick with concrete details, this one-story wing is recessed one bay deep from the facade
of the Main Building after its three-bay arcade and extends northward its entire length. As originally
constructed, the Daniel Street elevation consists of three sections:
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1) The western-most section abutting the Main Building, which was the location of the Service Lobby.
This section contains a full-height window of the standard design.
2) The center section projecting from the two side sections. This section was originally punctuated by
three single-pane, pivoting, deeply recessed windows with concrete window frames alternating with
two slightly bowed, full-height windows of the standard design. The center single-paned window was
removed, and a new entryway installed in 1997.
3) The eastern-most section was a flat blank brick wall. A new full-height window replicating the
original first floor full-height windows was installed in this wall in 1997.
There are currently four full height windows on the east elevation of this wing. The two center windows are
original and helped to provide light to the large Workroom. The two flanking windows are new openings
from the 1997 renovation, replacing narrow slit windows providing light into the locker rooms.
There is a flat concrete cornice atop this wing with the exception of the section abutting the Main Building;
this section is capped by a taller parapet. The first floor of the north elevation of the building contains nine of
eighteen loading dock bays, one of which has been infilled and currently contains a single door, which are
protected by a cantilevered concrete roof.
Interior
Main Building
Half of the basement floor area is dedicated to underground parking; the remainder contains spaces and uses
typical of a basement: boiler room, trash collection, and storage areas. The parking garage is concrete with
concrete encased steel columns. The finishes in the interior spaces are composition floor tile, dropped
ceilings, boxed fluorescent light fixtures, and a mixture of fiberboard and concrete block walls.
The entrance vestibule on the ground floor from Daniel Street is accessed through a pair of glass and
aluminum doors. The east wall of the vestibule is a full-height, opaque-glass wall with a pair of doors in the
center which once led to the Service Lobby in the one-story wing that currently houses the Post Office. The
west wall is covered with a veneer of polished white marble panels; a building directory (aluminum case with
two locking glass doors, not original) is attached to the wall and a single solid metal door to the left (south) of
the directory leads to a full-height stairwell. The north wall of the vestibule is a full-height glass partition
wall. Immediately beyond this partition is the Elevator Lobby: to the west is the hallway to the offices in the
one-story section on Penhallow Street and two elevators.
On the wall to the left of the elevators is a bronze plaque commemorating the rededication and naming of the
building in 1981 (this is likely the location of the original Building Directory). On the west wall opposite the
elevators is an original built-in, tripartite aluminum and glass document case. In the early 1960s, document
cases began to be added to public lobbies of federal buildings. These cases were designed to hold replicas of
the Constitution, the Declaration of Independence, and the Bill of Rights. In the upper corners of the center
section of the case are both sides of the Great Seal of the United States in brass, surmounted by a brass
American eagle with its wings unfurled. All of the non-box walls are covered with a veneer of polished white
marble panels in a pattern that replicates those of the full-height windows: squares at the top and base with a
single piece of marble in between approximately three times the height of the squares.
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Beyond the Elevator Lobby area is the former Box Lobby; the boxes were located on the east wall and two
bulletin boards and Lobby Desks were located on the west wall; there are no extant original fixtures to
indicate the use of this space. [The boxes measured 5’6” above the baseboard with plaster wall above to the
ceiling.] All of the walls are covered with a veneer of polished white marble panels, as are the walls to the
vestibule to the Penhallow Street entrance; the marble on the east wall dates from the 1997 renovation. Inside
the Penhallow Street entrance, on the north wall, is a bronze plaque commemorating the construction of the
building in 1967. On the east wall are doors to the loading dock area, former storage areas for envelopes and
mail bags, and modern office spaces (inserted into the former Workroom). All visible floors in the vestibule,
lobbies and hallway area are terrazzo; the cornice and ceilings are plaster.
The upper floors of the Main Building were dedicated as office space. Each of these floors contains a northsouth hallway immediately adjacent to the elevators. The fiberboard walls are punctuated by doors; there are
no windows or transoms in the hallways. On the second floor, directly opposite the elevators is a pair of
wood and glass doors providing public access to the Social Security Offices. Restrooms and service closets
are clustered near the elevator core and stairwells. Full-height stairwells are located in the northwest and
southwest corners of the Main Building; the northwest stairwell provides access to the roof. The floors
throughout are carpeted. Each window has a deep window sill; there is no trim.
One-story section along Penhallow Street
Offices and a conference room line the exterior walls of this section. There is a dedicated hallway accessed
from near the main entrance on Daniel Street as well as near the entrance on Penhallow Street. The hallway
to these spaces is behind the elevators. On the opposite side of the hallway, directly behind the elevators are
restrooms and storage rooms; originally an office for a secretary was located here, the only dedicated office
in this area on the original drawings. The conference room is paneled in wood and the offices have dropped
ceilings with boxed fluorescent lighting features and modern partition walls. There is no conference room
identified on the original drawings, so it is presumed that the wood paneling is from a later date. The hallway
floor is terrazzo.
One-story wing east of the Main Building, current Post Office
The Service Lobby was located in this wing with six service windows. Past the Service Lobby, along Daniel
Street from west to east, there was a reception area; the Post Master’s Office; an area with a hall, storage and
a toilet; the Assistant Post Master’s Office; an office for the Superintendent of Mail; and, behind the blank
brick wall, the Women’s Swing and Locker Room and Toilet. At the north end of the wing were the Men’s
Swing Room, Locker Room and Toilets. The center of this wing, and the majority of the floor space, was
given over to a Workroom. There were two vaults near the Service Lobby.
In 1997, the public Post Office functions moved to this wing and a separate entrance directly from Daniel
Street into this space was created by converting a window opening to a doorway. As far as is visible, all
historic finishes were removed with the exception of some of the polished marble wall veneer at the area that
was the entrance to the Service Lobby from the vestibule.
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8. Preservation Plan
Feature A:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Overall Rehabilitation
1967
1997

8c. Description and Condition:
The Thomas J. McIntyre Federal Building, henceforth referred to as the McIntyre Building, is a four-story (plus
basement) New Formalist style steel frame building clad in red brick and concrete located at 80 Daniel Street
in Portsmouth, NH. It was constructed in 1967. The McIntyre Building was designed by the architectural firm
of Koehler and Isaak for the U.S. government. In 1981, the building was rededicated and named for New
Hampshire’s U.S. Senator from 1962 to 1979, Thomas J. McIntyre.
The first-floor level of the McIntyre Building extends beyond the rectangular footprint of the upper floors (the
Main Building), with one-story wings along Daniel Street (henceforth referred to as the east wing) and
Penhallow Street (henceforth referred to as the west wing). The building features an asymmetrical south (main)
elevation. Walls are brick and rest on a concrete foundation. The south elevation of the Main Building has a
recessed first story (recessed one bay) with a cast-concrete groin-vaulted ceiling supported by paneled, concrete
columns and segmental arches with paired off-center fully glazed, aluminum entrance doors. The entrance
doors are set within full-height glass walls divided into three vertical components all surmounted by demi-lune
transoms. The east and west one-story wings have secondary entrances and house additional office space (west)
and a post office (east). Most of the first-floor level windows are full-height, multi-light, fixed, aluminum sash,
while upper stories have recessed window openings with protruding concrete surrounds containing single pane
pivoting windows. The building is topped with a ballasted membrane flat-roof, with a deep concrete overhang
supported by concrete brackets.
The building occupies approximately 107,000 square feet of gross building area, with forty-four indoor parking
spaces and a two-tier outdoor parking lot with an additional ninety-one spaces. The interior of the Main
Building is subdivided for use as office space and has remained in continuous use by the Federal government
since the building’s completion in 1967. The interior of the building is laid out around a central core of
elevators, stairs and bathrooms. When constructed, all of the upper floors were open space and noted on the
drawings as “General Office Space.” These floors have been altered over time to suit the changing needs of
the organizations using the space. The finishes on the interior of the first floor are different from those of the
upper floors, with most of the significant features concentrated on the first floor.
8d. Proposed work and impact on the feature:
The McIntyre Building will be rehabilitated for a mix of uses. The upper three floors of the Main Building
will remain in office use, with commercial and retail uses on the ground level including in the one-story east
wing and the loading dock area.
The parking area to the rear (north) of the site will receive a mix of open space and new construction that will
be compatible in scale, massing and materials with the McIntyre Building and the adjacent neighborhood
which is a National Register-listed Historic District. A new road between the existing building and the new
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construction will provide separation between the two, will preserve the view of the Main Building from
Penhallow and Daniels Streets, and the view of St. John’s Episcopal Church designed by Alexander Parris
and an important visual landmark in the City.
The project has undergone an extensive public process review involving several public hearings and two
formal meetings with the Historic District Commission. The original drawings were made available to the
City and the architect but cannot yet be released by the GSA for inclusion in the application due to security
concerns of the tenants. Copies of these drawings will be added to the application after the tenants vacate the
building. It is because of these same security concerns that very few photos are included of the interior upper
floors. More photos will be taken to document these spaces upon the tenants vacating the building and, these
too, will be added to the application.

8e. Photo number(s):
8f. Drawing number(s):

All
All

Feature B:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Site (including parking and new construction)
1967
1997

8c. Description and Condition:
The McIntyre Building occupies the southern half of a 2.1-acre parcel in downtown Portsmouth. The site is
bounded by Daniel Street to the south, Penhallow Street to the west, Bow Street to north, and the rears of
structures on the west side of Chapel Street to the east. With the construction of the McIntyre Building and
clearance of land for its associated parking, the site has been significantly altered over time, specifically with
regards to the overall reduction of public outdoor space. The site is bounded on three sides by city-owned,
concrete sidewalks. The grade of the site drops thirteen feet in elevation from Daniel Street to Bow Street, a
change of 4%.
A new brick portico was constructed in 1997 when the Post Office moved to the one-story wing and created a
new entrance by enlarging a former window. It is four red brick piers supporting a pyramidal Plexiglas skylight.
There is a small outdoor area with shrubs, grass, a brick path, and a picnic table along the east elevation of the
east wing. The path ends at the wall of the loading docks.
Concrete planters are located along the perimeter of the building and the site. The original architectural planters
were cast-concrete and crudely integrated into McIntyre’s expressed foundation wall design at street level. Two
other locations were surrounded by granite curbs that were not integrated with the foundation walls
architecturally but were laid to follow the slope of the adjacent pavements. Half of the raised concrete beds in
the Box Lobby entrance have been removed- presumably as obstructions to public access.
The north half of the property is occupied by parking, with a two-tiered indoor parking facility as well as
surface parking. Five-foot tall brick walls capped with concrete along Penhallow and Bow Streets surround
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and shield the view of the parking area. There are three points of egress to/from the parking: one on Penhallow
Street and two on Bow Street.
The city blocks immediately surrounding the McIntyre Building are densely developed, with most buildings
built to the property lines and generally three stories tall.
The site is in good condition.
8d. Proposed work and impact on the feature:
The existing plaza in front of the building will remain, be regraded to be made code compliant and, where
necessary, repaved to match existing.
The informal, granite-curbed planting bed (1967) on Daniel Street will be retained if it can be integrated into
the revised ADA-compliant plaza.
The concrete mechanical areaway surrounds and sidewalk planters along Penhallow Street will be retained,
while the granite-curbed planting bed flanking the original mailing platform, and the remnants of the original
concrete planters at the recessed entrance to the former Box Lobby, will be removed to allow for access.
The flag pole located at the corner of Daniel & Penhallow streets will be retained, while the ca.1997 flag pole
located at the East Wing will be removed.
The 1997 freestanding entry portico at the entrance to the east wing will be demolished.
A new road, Linden Way, will be constructed immediately north of the McIntyre Building’s loading docks
and will separate the new construction from the historic structure.
In order to construct Linden Way and to allow a proper parking grid in the garage, the existing parking deck
and supporting columns below will be demolished and a new slab structure will be built. Due to the amount
of ground disturbance at this location, it is unlikely that any archeological resources will be identified, but a
36CFR61 Qualified Archaeologist will be on site during any excavation to address any potential resource
identification.
The site north of the McIntyre Building, currently the parking lot, will be redeveloped to hold three new
buildings, with several plazas and market areas. These buildings will be mixed use, with some ground floor
retail/commercial spaces and residences above. They will be constructed on the various parking areas, with
wide plazas and walkways separating the buildings.
The new buildings will be compatible with both the McIntyre Building and with the existing building fabric
in downtown Portsmouth in general, especially in terms of scale, massing, material, and features, such as
fenestration grids. The buildings along the streets will be three stories plus an occupied fourth floor with roof
dormers are generally found on historic buildings in the district. Roofs will be a combination of pitched and
hipped and be covered in standing seam metal. The base of the buildings will be cast stone at the first-floor
storefronts to reflect the historic character of the surrounding building and red brick above with brick sills
and lintels.
11

Application: Obtaining Real Property for Historic Monument Purposes
Thomas J. McIntyre Federal Building
80 Daniel Street, Portsmouth, NH
November 2018

The new construction will be set at the sidewalk along Penhallow and the northeast corner of the site on Bow
Street. The northwest corner of the site at Bow and Penhallow Streets will be a hardscaped open plaza with
some plantings that will be connected to the new Linden Way by a passage that runs north to south through
the center of the site. Linden Way will also feature a plaza that will provided a physical and visual
connection between the historic buildings and new construction while clearly separating new from old.
In order to provide firetruck access to the site, the north east corner of the one-story east wing will be
demolished to allow circulation from Linden Way to Daniel Street. The outdoor area to the east of the east
wing will also be converted to an egress lane for emergency vehicles and will connect to Linden Way. The
original Post Office parking lot on the southeast corner of the site will be removed to support the new fire
lane and new walkways will be established for building access.
8e. Photo number(s):
1, 3-5, 7-11, 13-17, 19-23, 26-27
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-100

Feature C:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Exterior Elevations
1967
1997

8c. Description and Condition:
The McIntyre Building is a four-story, New Formalist-style building. The asymmetrical main elevation faces
south onto Daniel Street, with secondary elevations facing west onto Penhallow Street and north onto Bow
Street. The tertiary elevation faces east. The building is made up of three distinguishable design components:
the main four-story building, the one-story section on Penhallow Street (the “west wing”), and the one-story
wing on Daniel Street (the “east wing”). The steel-framed building is clad in red brick set in running bond,
and sits upon concrete foundations. The primary elevation of the Main Building, which faces south onto
Daniel Street, has a recessed first story (recessed two bays) with a cast concrete groin vaulted ceiling
supported by paneled, concrete columns and segmental arches with paired, off-center fully glazed, aluminumframed entrance doors. One-story wings on the west and east sides have secondary entrances and house
additional office space (west wing) and a post office (east wing). On the small portion of this section facing
Daniel Street is mounted both sides of the Great Seal of the United States, the name of the building (1981),
and the corner stone. Note: when the building is transferred out of federal ownership, these signs must be
removed. Eighteen loading dock bays are located on the north elevation, extending across the Main Building
and the east wing. All are protected by a cantilevered roof. One of the bays has been infilled and now
contains a single personnel door.
Above the first floor, the Main Building is red brick with a flat concrete fascia and cast concrete brackets
with attached precast decorative panels that form two parallel raised edges. The brackets on the south and
east elevations have been encased in a wire mesh netting since 2008 to capture any falling pieces of failed
concrete (first in a temporary black netting and currently in a heavy-duty beige netting).
The exterior elevations are in good condition.
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8d. Proposed work and impact on the feature:
Any damaged or deteriorating brick and stone masonry will be repointed to match the original mortar in
strength, composition, color, texture, joint width and joint profile. Masonry repairs will be undertaken per
guidance in Preservation Brief 2: Repointing Mortar Joints in Historic Masonry Buildings. Any cleaning will
use the gentlest means possible utilizing PROSOCO Sure Klean or equivalent in accordance with
Preservation Brief 1: Assessing Cleaning and Water-repellent Treatments for Historic Masonry Buildings.
Specifications, cleaning samples and repointing samples will be reviewed and approved by the National Park
Service before proceeding with this work. Approved samples will be maintained on site until this work is
completed.
Any broken or cracked bricks will be replaced in-kind or repaired to match the original in size, color, finish,
strength, and texture.
Concrete ornamentation and detail will be retained, or replaced in-kind as needed, utilizing guidance in
Preservation Brief 15: Preservation of Historic Concrete. Additionally, the non-historic stainless-steel wraps
around the main columns on the south façade will be removed and the columns repaired in the same manner
as the other concrete elements.
Bruner/Cott proposes removal of attached metal lettering and embedded Great Seal faces with repair of red
brick facade to match adjacent areas of masonry. The cornerstone is to remain in place. The GSA can direct
the City about retrieval and return of removed items.
Cut out and replace to match bricks at vertical fracture on northwest corner of west elevation and remove all
wall mounted conduits, brackets and extraneous material.
Where a new opening is cut in the brickwork, the opening will be finished utilizing salvaged bring toothed-in
to create a return.
The plastic skylights will be removed from the beams over the entryway on the one-story portion along
Penhallow Street.
In order to provide required adequate turning radius for passage of emergency vehicles along the new
roadway along the east elevation of the East Wing, approximately 1,300 square feet of the northeast corner
must be removed (approx. 50’-0” on the north elevation and 26’-0” on the east elevation). This corner of the
building is virtually not visible from any public right of way with the exception of from the rear of a parking
lot on Chapel Street. Originally this area was the Men’s Swing Room, Locker Room and Toilets. All of
these original areas and features were removed in the 1997 renovation.
8e. Photo number(s):
1-24, 26-28
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, June 6, 2018, Sheets: A-300, A301, A-302
Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-300, D-301, D-302, D-303
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Feature D:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Roof
1967
1997

8c. Description and Condition:
The Main Building is topped with a recent ballasted membrane flat-roof. There is a large mechanical room
centered on the roof, which is topped with solar panels.
The roof of the one-story east wing is an EPDM roof; the roof on the West Wing is a ballasted membrane roof.
Describe cantilevered roof over loading docks.
The roofs are in good condition.
8d. Proposed work and impact on the feature:
There currently are no plans for the roof on the Main Building with the exception of removing the solar panels
on top of the mechanical room. In the future, minimal access may be provided for tenants of the third floor.
Any safety rails or items on the roof will not be permanent and will be set back as not to be visible from a
public way. This work would be an amendment to the City’s original Application and, as such, will be reviewed
and approved by the National Park Service prior to any construction.
In the future as roofs fail and need to be repaired or replaced, the work will be in kind to the existing.
The majority of the roofs on the east and west wings as well as the roof over the loading dock will remain and
be repaired in kind. A narrow skylight, 6’8” wide by 60’ long, will be installed in the East Wing, near the north
elevation at the center of the loading dock. The skylight will be low profile and not visible from a public way
8e. Photo number(s): 13-15, 66
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, June 6, 2018, Sheets: A-106
Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-105

Feature E:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Entrances and Windows
1967
1997

8c. Description and Condition:
West Wing
There are street-level windows in the West Wing along Daniel Street (6, 7 & 8 from north to south) that are
full-height, multi-light, fixed, aluminum sash storefronts systems that are slightly bowed, with later operators
added to each and multi-light transoms. To the north of window 6 is a deeply recessed entryway (3) set with
paired aluminum and glass doors.
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Main Building
The main entrance (11), located on the south elevation of the Main Building, features a set of paired, fully
glazed aluminum-framed doors. A single leaf, fully glazed, aluminum-framed door (6) is located to the west of
the main entrance. The main entrance and single entrance are set within a full-height, multi-light, fixed,
aluminum storefront system. The main entrance (11) is flanked by full-height, multi-light, fixed, aluminum
storefront systems to the east (9) and west (12).
The upper floors of the Main Building are characterized by a regular fenestration grid, providing visual interest
along the otherwise simple exterior. Upper stories have recessed window openings with wide concrete
surrounds; the windows are single panes of glass.
East Wing
The south elevation of the east wing has a central entrance (17) with a free-standing brick portico that was
added in 1997. The entrance is flanked by two full-height, multi-light, fixed, aluminum sash storefronts
systems that are slightly bowed (windows 16 and 18) to the east and west. To the west of window 16 is an
original narrow slit window with a concrete surround (15) and to the east of window 14 is an original narrow
slit window with a concrete surround (19). The last bays to the east and west also feature full-height, multilight, fixed, aluminum sash storefronts systems, one in each bay (windows 13 and 21). The center portion of
the elevation projects out one-bay and on each side of the projecting section, one east and one west, there is a
single full height window with a bottom panel of black plastic and a transom of the same (windows 10 and
16).
There are currently four full height windows on the east elevation of this wing. The two center windows (18
and 19) are original. The two flanking windows (21 and 24) are new openings from the 1997 renovation,
replacing narrow slit windows. The north end of the east wing projects one bay and has a full height window
that was added in 1997 (window 25).
Loading Dock
The first floor of the north elevation contains eighteen loading dock bays, one of which has been infilled and
contains a single personnel door. The docks span from east to west across the north elevation of the main
building and east and west wings.
Entrances and windows are in good to fair condition.
8d. Proposed work and impact on the feature:
West Wing
The existing recessed entryway along Penhallow Street will be retained and the full-height aluminum window
wall will be repaired and receive new code compliant doors to match the appearance of the historic doors at
this location. New storefront openings will be cut into the existing brick walls that face north and south on
both sides of the recessed entryway and will includes entry doors and sidelights.
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Windows 6, 7 and 8 will be retained. Clear safety film will be added to the glass.
Main Building
The main entrance (11) will be retained and the full-height aluminum window wall will be repaired and receive
new code compliant doors to match existing. Windows 9 and 12 will be retained. Clear safety film will be
added to the glass.
East Wing
The south elevation will remain to the depth of its first structural bay, with removal of the 1997 Post Office’s
brick entrance vestibule and introduction of accessible entrance doors. Window 13 will be removed to provide
a new entry to the public spaces in this wing. The new opening will be full-height, aluminum-frame, with a
pair of double doors and a two-pane transom above each door.
The remaining windows, 14-16, 18-21 and 22-24 will be retained and repaired. Window 25 will be demolished
as this wing will be removed for firetruck access.
Loading Docks
The first five existing loading dock, bays 5-9, from the west of the main building will be removed and receive
a combination of new storefront system to simulate the historic loading dock doors and a new retail entrance.
The remainder of the loading dock wall to the east of the brick pier next to loading bay door 9 will be removed
and a new glass storefront system installed in the same plane as the removed wall. The 1967 cantilevered
canopy will be retained from Penhallow Street to the western edge of the East Wing.
A new opening will be cut in the west elevation of enclosed loading docks. The opening will be infilled with a
new storefront system that includes entry doors and sidelights.
Aluminum storefront will be used throughout the loading dock area, from infilling the garage door opening to
the new enclosed area at the northeast area of the loading bay, as well as new opening.
Upper-Story Windows
Existing upper-story aluminum pivot windows will be abated, retained and repaired where necessary, though
they will not be operable. New aluminum single pane low-e glass storm windows will be installed on the
interior. Windows fit the opening and be removable and reversible
8e. Photo number(s):
1, 3-24, 26-27
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, June 6, 2018, Sheets: A-300, A301, A-302
Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-300, D-301, D-302, D-303
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Feature F:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Stairs and Elevators
1967

8c. Description and Condition:
Full-height stairwells are located in the northwest and southwest corners of the Main Building; the northwest
stairwell provides access to the roof.
The elevator lobby is located at the interior of the main entry vestibule along the Daniel Street entrance, in the
Main Building. The elevators provide access to all floor levels.
The stairs and elevators are in good condition.
8d. Proposed work and impact on the feature:
All existing stairs and elevators will be retained and will remain in use. Elevator cabs will be refurbished.
8e. Photo number(s):
55, 65
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, June 6, 2018, Sheets: A-100, A101, A-102, A-103, A-104, A-105
Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-101, D-102, D-103, D-104, D-105

Feature G:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

First Floor
1967
1997

8c. Description and Condition:
The first floor of the McIntyre Building holds the primary publicly accessible spaces of the building, as well
as the most significant remaining historic finishes.
Main Building
The main entrance to the building is at the southern end of the first floor of the Main Building, at the interior
of the Daniel Street entrance. The entrance is set within a vestibule, enclosed by a pair of glass and aluminum
doors. The east wall of the vestibule is a full-height glass wall with a pair of doors in the center, which lead to
the Post Office located in the East Wing. The doors are blocked by a publication rack as a new separate public
entrance to the Post Office was created in 1997. The west wall is covered with a veneer of polished white
marble panels; a non-original aluminum case holding a building directory is attached to the wall. A single solid
metal door to the left (south) of the directory leads to a full-height stairwell. The north wall of the vestibule is
a full-height glass partition wall.
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Immediately beyond the full-height glass partition wall is the Elevator Lobby: to the west is the hallway to the
offices in the West Wing and the two elevators. On the wall to the left of the elevators is a bronze plaque
commemorating the rededication and naming of the building in 1981. On the west wall opposite the elevators
is an original built-in, tripartite aluminum and glass document case. In the upper corners of the center section
of the case are both sides of the Great Seal of the United States in brass, surmounted by a brass American eagle
with its wings unfurled. All of the walls are covered with a veneer of polished white marble panels in a pattern
that replicates those of the full-height windows, with squares at the top and base with a single piece of marble
in between approximately three times the height of the squares.
Beyond the Elevator Lobby area is the former Box Lobby. All of the original walls, along the west side lobby
are original and are covered with a veneer of polished white marble panels, as are the walls to the vestibule to
the Penhallow Street entrance. The marble on the southeast corner of the lobby dates from the 1997 renovation.
The remaining walls in the northeast corner of the lobby are later GWB from 1997 when the mailboxes were
moved into the east wing. On the east wall are doors to the loading dock area, former storage areas for
envelopes and mail bags, and modern office spaces, which were inserted into the former Workroom.
All visible floors in the vestibule, lobbies and hallway area are of terrazzo. The cornice and ceilings are plaster.
West Wing
Offices and a conference room are located along the perimeter of the West Wing. There is a dedicated hallway
to these offices accessed from near the main entrance on Daniel Street as well as near the entrance on Penhallow
Street. The hallway to these spaces is behind the elevators. On the opposite side of this hallway, directly behind
the elevators, are restrooms and storage rooms. The walls of the conference room are covered with later wood
panels, and the offices have dropped ceilings with boxed fluorescent lighting features and modern partition
walls. The hallway floor is terrazzo.
East Wing
The East Wing serves as the current location of the Post Office. The original Service Lobby was located in this
wing with six service windows. Past the Service Lobby, along Daniel Street from west to east, there was a
reception area; the Post Master’s Office; an area with a hall, storage and a toilet; the Assistant Post Master’s
Office; an office for the Superintendent of Mail; and, behind the blank brick wall, the Women’s Swing and
Locker Room and Toilet. At the north end of the wing were the Men’s Swing Room, Locker Room and Toilets.
The center of this wing, and the majority of the floor space, was given over to a Workroom. There were two
vaults near the Service Lobby. (see copies of original drawings)
In 1997, the public Post Office functions moved to this wing and a separate entrance from the exterior directly
into this space was created by converting a window opening to a doorway. All historic finishes were removed
at that time, with the exception of some of the polished marble wall veneer at the area that was the entrance to
the Service Lobby from the vestibule.
The first floor is in good condition.
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8d. Proposed work and impact on the feature:
Break into West Wing, Main Building and East Wing. The first floor of the McIntyre Building will be
rehabilitated as the lobby for the upper floor office space and new retail uses along Penhallow Street. The
vestibule will be retained in its entirety. The GSA will direct the City about removal and return of brass faces
of the Great Seal and brass American eagle. All interior walls, except those that bound the main entrance lobby
and elevator core, will be demolished. All new partitions will be of metals studs and GWB. Ceilings in
historically finished spaces will remain finished at original heights while ceilings in former industrial spaces
will remain exposed. Restrooms will remain and be updated to meet current building codes. The retail spaces
will not be fully defined until tenants are identified. Tenants will be required to adhere to tenant fit out
guidelines that meet the Secretary of the Interior’s Standards for Rehabilitation.
West Wing
All terrazzo floors in the main entrance lobbies will be retained and repaired in kind where necessary.
The bronze plaque on the north wall at the Penhallow Street entrance commemorating the construction of the
building in 1967 shall remain visible although remounted in the same general area to accommodate alterations
to interior layout.
Interior plaques related to 1981 re-dedication are to be relocated to wall areas adjacent to the elevator lobby.
Main Building
All existing marble in the main lobby will be retained and repaired in kind where necessary.
All terrazzo floors in the main entrance lobbies will be retained and repaired in kind where necessary.
The plaster vaulted ceiling and soffit in the main lobby will be retained and repaired in kind where necessary.
A large opening will be cut in the east wall of the main lobby, constructed in 1997, to allow for access from
the West Wing/Penhallow Street lobby to the East Wing.
The original aluminum and glass documents case (1967) on the east wall of the elevator lobby is to be retained.
Interior plaques related to 1981 re-dedication are to be relocated to wall areas adjacent to the elevator lobby.
East Wing
All mechanicals will be in the walls or above ceilings except in the former mail sorting areas, which are more
industrial in character, where mechanicals will be exposed.

8e. Photo number(s):
33-54
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, June 6, 2018, Sheets: A-101
Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-102
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Feature H:
8a. Approximate Date of Construction:
8b. Approximate date(s) of Alterations:

Second through Fourth Floors
1967
1997

8c. Description and Condition:
The second through fourth floors are subdivided for use as office space.
As was typical of most mid-century federal office buildings, the upper floors are simple in design, with few
architectural flourishes. Each floor is bisected by a hallway running north-to-south immediately adjacent to the
center core which includes the elevators, stairs and bathrooms. Simple doors are located off the hallway and
provide access to the offices. On the second floor, a pair of wood and glass doors located directly across from
the elevators provides public access to the Social Security Offices. Restrooms and service closets are clustered
near the elevator core and stairwells on each floor. The floors throughout the second through fourth floors are
covered with later carpeting. Along the perimeter walls, each window has a deep window sill, with no trim. The
upper floors have been remodeled several times over the course of the twentieth century, with updates to both
the floor plans and the finishes. Ceilings are dropped. Walls are constructed of a wall system that is not
permanent.
The second through fourth floors are in good condition.
8d. Proposed work and impact on the feature:
The second through fourth floors will be rehabilitated for continued use as office spaces. The center core will
remain. The tenant spaces will not be fully defined until tenants are identified. Tenants will be required to
adhere to tenant fit out guidelines that meet the Secretary of the Interior’s Standards for Rehabilitation. Tenant
guidelines will be developed for inclusion in all leases. These guidelines will be reviewed and approved by
the National Park Service prior to the execution of any lease. At a minimum, they will include the requirements
(as applicable to each tenant) that all perimeter walls remain covered, that any new ceilings must remain above
the window heads, all mechanical systems will be in the walls or above the ceilings, all new partitions will be
of metal studs and GWB, and all floors will be covered in carpet; windows will not allowed to be blocked in
any manner.
All existing partitions will be removed to create an open and flexible floor plan around the center core.
All mechanicals will be in the walls or above ceilings.
All new partitions will be of metals studs and GWB.
Floors will be covered in carpet
8e. Photo number(s):
55-65
8f. Drawing number(s): Bruner/Cott & Associates, Inc., McIntyre Project, June 6, 2018, Sheets: A-102, A103, A-104
Bruner/Cott & Associates, Inc., McIntyre Project, 9/13/18, Sheets: D-103, D-104
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27. West elevation, facing east
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BRICK REPOINTING - ALLOW FOR CUTTING OUT AND REPOINTING CONTINUOUSLY AT 3RD FLOOR RELIEVING ANGLE, AT BASE OF CONCRETE CORNICE, AND
ABOVE AND BELOW PROJECTING SLAB BELOW 2ND FLOOR WINDOWS (2000 LF TOTAL). ASSUME REPOINTING FOR 20% OF PRECAST WINDOW SURROUNDS
(500 LF).
BRICK REPAIR - CUT OUT AND REPLACE-TO-MATCH 100 EA. BRICKS AT VERTICAL FRACTURE AND REMOVAL OF WALL-MOUNTED ELECTRIC CONDUIT
BRACKETS IN WEST WING EXTERIOR WALL, AT REMOVAL OF METAL PLAQUES AND LETTERING ON SOUTH. REPAIR ADJACENT BRICK WALL AREAS WHERE
NEW OPENINGS ARE CREATED IN PENHALLOW STREET FRONTAGE AT RECESSED ENTRANCE, SOUTHWEST CORNER, AND MAILING PLATFORM AND DANIEL
STREET WHERE POST OFFICE ENTRANCES ARE ALTERED, AND AT DEMOLITION MARGIN ON EAST FACADE. ASSUME 120 SF.
CONCRETE CLEANING - CLEAN ALL EXPOSED CONCRETE AT THE ARCADE, ABOVE SINGLE-STORY WINGS, AT FACES OF MAILING PLATFORM ROOF SLAB, AT
SLAB PROJECTING BELOW 2ND FLOOR WINDOWS. CLEAN EXPOSED CAST-IN-PLACE CONCRETE CORE SUPPORTS FOR ALL CORNICE BRACKETS. CLEAN
PRECAST WINDOW SURROUNDS AT SINGLE STORY EAST WING.
CONCRETE BRACKET REPAIR - DETACH AND REINSTALL FACE-MOUNTED “CAST STONE” CORNICE BRACKET PANELS. ALLOW FOR 5 LOCATIONS.
CONCRETE SURFACE REPAIR - REPAIR SPALLED AND CRACKED PRECAST SURFACES TO MATCH EXISTING. REPAIR ANCHORAGE LOCATIONS AT STAINLESS
STEEL COLUMN ENCASEMENT LOCATIONS ON FOUR ARCADE COLUMNS AND RESTORE CONCRETE COLUMN FACES.
CLEAN AND PROTECT POLISHED MARBLE WALL PANELS.
CLEAN AND PROTECT TERRAZZO FLOOR AND ZINC DIVIDERS.
PROTECT AND RETAIN PLASTER CEILING SOFFIT AND VAULT IN ELEVATOR LOBBY AND VESTIBULE.
CLEAN AND PROTECT STAINLESS STEEL ELEVATOR DOORS AND FRAME.
PROTECT AND RETAIN EXISTING GLAZED PARTITION IN ORIGINAL OPENING.
RETAIN AND RELOCATE BRONZE DEDICATION/RE-DEDICATION PLAQUE.
STOREFRONT - RETAIN ALUMINUM 'STOREFRONT' , FIXED GLAZING AT 6-PANEL BOWED AND FLAT WINDOWS TO REMAIN AT GROUND FLOOR (8 EA.)
INSTALL CLEAR SAFETY FILM ON ALL PANES (2'-6" X 13'-0" HIGH) INCLUDING SPANDREL GLASS.
WINDOW - ALUMINUM PIVOT WINDOWS IN OFFICES (144 EA.) AND POST OFFICE (2 EA.) INSTALL NEW ALUMINUM INTERIOR STORM SASHES TO MATCH
EXISTING CLEAR FINISH WITH ALUMINUM FRAME. DEMOUNTABLE. APPROXIMATE PANEL SIZE 1/2” THICK X 2’-10” WIDE X 7’-9” HIGH. NEW
LOW-EMISSIVITY GLASS WILL DIFFER BETWEEN TWO SETS OF ELEVATIONS. ASSUME ABATEMENT OF EXISTING GLAZING SEALANT. REPLACE NEOPRENE
DRAFT STOPS AROUND EACH SASH.
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EL 48' - 2 1/2"

CONC 01

D8

CONC 01

M-CANOPY ROOF SLAB
EL 44' - 3 15/16"
CONC 01

D7

09/13/18

Date

1/8" = 1'-0"

Scale

M- FIN 1ST FLR
EL 31' - 0"

Project Number
D2

D2

D2

D2

D2

DEMO EXISTING WALL, NEW WALL TO BE SET BACK

Drawn By

Author

MCINTYRE
PROJECT
1

McINTYRE BLDG. - EAST ELEVATION (DEMOLITION & RESTORATION)
SCALE:

1/8" = 1'-0"

RESTORATION KEY
ID CODE

RESTORATION ITEM

BR 01

BRICK REPOINTING - ALLOW FOR CUTTING OUT AND REPOINTING CONTINUOUSLY AT 3RD FLOOR RELIEVING ANGLE, AT BASE OF CONCRETE CORNICE, AND
ABOVE AND BELOW PROJECTING SLAB BELOW 2ND FLOOR WINDOWS (2000 LF TOTAL). ASSUME REPOINTING FOR 20% OF PRECAST WINDOW SURROUNDS
(500 LF).
BRICK REPAIR - CUT OUT AND REPLACE-TO-MATCH 100 EA. BRICKS AT VERTICAL FRACTURE AND REMOVAL OF WALL-MOUNTED ELECTRIC CONDUIT
BRACKETS IN WEST WING EXTERIOR WALL, AT REMOVAL OF METAL PLAQUES AND LETTERING ON SOUTH. REPAIR ADJACENT BRICK WALL AREAS WHERE
NEW OPENINGS ARE CREATED IN PENHALLOW STREET FRONTAGE AT RECESSED ENTRANCE, SOUTHWEST CORNER, AND MAILING PLATFORM AND DANIEL
STREET WHERE POST OFFICE ENTRANCES ARE ALTERED, AND AT DEMOLITION MARGIN ON EAST FACADE. ASSUME 120 SF.
CONCRETE CLEANING - CLEAN ALL EXPOSED CONCRETE AT THE ARCADE, ABOVE SINGLE-STORY WINGS, AT FACES OF MAILING PLATFORM ROOF SLAB, AT
SLAB PROJECTING BELOW 2ND FLOOR WINDOWS. CLEAN EXPOSED CAST-IN-PLACE CONCRETE CORE SUPPORTS FOR ALL CORNICE BRACKETS. CLEAN
PRECAST WINDOW SURROUNDS AT SINGLE STORY EAST WING.
CONCRETE BRACKET REPAIR - DETACH AND REINSTALL FACE-MOUNTED “CAST STONE” CORNICE BRACKET PANELS. ALLOW FOR 5 LOCATIONS.
CONCRETE SURFACE REPAIR - REPAIR SPALLED AND CRACKED PRECAST SURFACES TO MATCH EXISTING. REPAIR ANCHORAGE LOCATIONS AT STAINLESS
STEEL COLUMN ENCASEMENT LOCATIONS ON FOUR ARCADE COLUMNS AND RESTORE CONCRETE COLUMN FACES.
CLEAN AND PROTECT POLISHED MARBLE WALL PANELS.
CLEAN AND PROTECT TERRAZZO FLOOR AND ZINC DIVIDERS.
PROTECT AND RETAIN PLASTER CEILING SOFFIT AND VAULT IN ELEVATOR LOBBY AND VESTIBULE.
CLEAN AND PROTECT STAINLESS STEEL ELEVATOR DOORS AND FRAME.
PROTECT AND RETAIN EXISTING GLAZED PARTITION IN ORIGINAL OPENING.
RETAIN AND RELOCATE BRONZE DEDICATION/RE-DEDICATION PLAQUE.
STOREFRONT - RETAIN ALUMINUM 'STOREFRONT' , FIXED GLAZING AT 6-PANEL BOWED AND FLAT WINDOWS TO REMAIN AT GROUND FLOOR (8 EA.)
INSTALL CLEAR SAFETY FILM ON ALL PANES (2'-6" X 13'-0" HIGH) INCLUDING SPANDREL GLASS.
WINDOW - ALUMINUM PIVOT WINDOWS IN OFFICES (144 EA.) AND POST OFFICE (2 EA.) INSTALL NEW ALUMINUM INTERIOR STORM SASHES TO MATCH
EXISTING CLEAR FINISH WITH ALUMINUM FRAME. DEMOUNTABLE. APPROXIMATE PANEL SIZE 1/2” THICK X 2’-10” WIDE X 7’-9” HIGH. NEW
LOW-EMISSIVITY GLASS WILL DIFFER BETWEEN TWO SETS OF ELEVATIONS. ASSUME ABATEMENT OF EXISTING GLAZING SEALANT. REPLACE NEOPRENE
DRAFT STOPS AROUND EACH SASH.

BR 02

CONC 01

11/6/2018 2:23:34 PM

CONC 03
CONC 04
IR-01
IR-02
IR-04
IR-05
IR-06
IR-07
STOR 01

IF THIS SHEET IS NOT: 30" x 42", IT HAS BEEN REDUCED OR ENLARGED.

WIND 01

DEMOLITION KEY
D1
D2
D3
D4
D5
D6
D7
D8
D9
D10
D11
D12
D13
D14
D15
D16

REMOVE ALL CONSTRUCTED ASSEMBLIES INCLUDING STRUCTURE, BUILDING ENVELOPE, SLAB AND ALL BUILDING SYSTEMS. SUPPORT AND PROTECT ADJACENT
STRUCTURES TO REMAIN.
CAREFULLY REMOVE EXISTING ALUMINUM CURTAIN WALL AND PROTECT OPENING FOR NEW CURTAIN WALL INSTALLATION.
CUT OPENING AND REMOVE BRICK WALL CLADDING TO ALLOW FOR CONSTRUCTION OF NEW BRICK OPENING.
REMOVE EXISTING PLASTIC SKYLIGHT AND PROTECT EXPOSED CONCRETE BEAMS.
CAREFULLY REMOVE EXISTING STAINLESS STEEL CASING AT CONCRETE COLUMNS.
REMOVE AND SALVAGE PHOTOVOLTAIC PANELS.
REMOVE BRICK OUTDOOR VESTIBULE INCLUDING FOUNDATIONS.
REMOVE LOADING DOCK BRICK WALL AND OVERHEAD DOORS. PROTECT COLUMNS AND CANOPY ROOF.
REMOVE EXISTING PARTITIONS, FLOOR COVERINGS, WALL TILE, CEILINGS, TOILET FIXTURES, AND BUILDING SYSTEMS.
REMOVE CONCRETE PLANTER. REMOVE RAISED CONCRETE MECHANICAL AREAWAY SURROUND.
REMOVE BRICK SITE WALL.
CAREFULLY REMOVE SIGNAGE, SALVAGE FOR GSA.
REMOVE PARKING LOT AND REGRADE FOR ACCESS PASSAGE.
REMOVE EXISTING DECK AND SUPPORTING COLUMNS BELOW.
REMOVE MEZZANINE CATWALK AND ASSOCIATED STRUCTURAL SUPPORT.
REMOVE ROOF STRUCTURE FOR NEW SKYLIGHT

DEMOLITION & RESTORATIONEAST ELEVATION

D-301

1'

2'

3'

4'

5'

M-TOP OF PENTHOUSE ROOF SLAB
EL 105' - 5 1/2"

CONC 01

CONC 03
M- FIN PENTHOUSE FLR
EL 90' - 2 9/16"

M-ROOF SLAB
EL 90' - 2"

CONC 01

BR 01
WIND 01

100% OF PIVOT WINDOWS

M- FIN 4TH FLR
EL 77' - 3"

BR 01

Rev.

Date

Remarks

M-FIN 3RD FLOOR
EL 64' - 1 1/2"

6'

7'

8'

9'

CONC 01
M- FIN 2ND FLR
EL 51' - 0"

CONC 01
CONC 01

D7

M-LOW ROOF SLAB- EL 46.08
EL 46' - 0 7/8"

M-CANOPY ROOF SLAB
EL 44' - 3 15/16"

09/13/18

Date

1/8" = 1'-0"

Scale
M- FIN 1ST FLR
EL 31' - 0"

M- FIN 1ST FLR
EL 31' - 0"
D12

1

STOR 01

STOR 01

D2

STOR 01

D2

STOR 01

D2

Drawn By

Author

MCINTYRE
PROJECT

McINTYRE BLDG. - SOUTH ELEVATION (DEMOLITION & RESTORATION)
SCALE:

Project Number

1/8" = 1'-0"

RESTORATION KEY
ID CODE

RESTORATION ITEM

BR 01

BRICK REPOINTING - ALLOW FOR CUTTING OUT AND REPOINTING CONTINUOUSLY AT 3RD FLOOR RELIEVING ANGLE, AT BASE OF CONCRETE CORNICE, AND
ABOVE AND BELOW PROJECTING SLAB BELOW 2ND FLOOR WINDOWS (2000 LF TOTAL). ASSUME REPOINTING FOR 20% OF PRECAST WINDOW SURROUNDS
(500 LF).
BRICK REPAIR - CUT OUT AND REPLACE-TO-MATCH 100 EA. BRICKS AT VERTICAL FRACTURE AND REMOVAL OF WALL-MOUNTED ELECTRIC CONDUIT
BRACKETS IN WEST WING EXTERIOR WALL, AT REMOVAL OF METAL PLAQUES AND LETTERING ON SOUTH. REPAIR ADJACENT BRICK WALL AREAS WHERE
NEW OPENINGS ARE CREATED IN PENHALLOW STREET FRONTAGE AT RECESSED ENTRANCE, SOUTHWEST CORNER, AND MAILING PLATFORM AND DANIEL
STREET WHERE POST OFFICE ENTRANCES ARE ALTERED, AND AT DEMOLITION MARGIN ON EAST FACADE. ASSUME 120 SF.
CONCRETE CLEANING - CLEAN ALL EXPOSED CONCRETE AT THE ARCADE, ABOVE SINGLE-STORY WINGS, AT FACES OF MAILING PLATFORM ROOF SLAB, AT
SLAB PROJECTING BELOW 2ND FLOOR WINDOWS. CLEAN EXPOSED CAST-IN-PLACE CONCRETE CORE SUPPORTS FOR ALL CORNICE BRACKETS. CLEAN
PRECAST WINDOW SURROUNDS AT SINGLE STORY EAST WING.
CONCRETE BRACKET REPAIR - DETACH AND REINSTALL FACE-MOUNTED “CAST STONE” CORNICE BRACKET PANELS. ALLOW FOR 5 LOCATIONS.
CONCRETE SURFACE REPAIR - REPAIR SPALLED AND CRACKED PRECAST SURFACES TO MATCH EXISTING. REPAIR ANCHORAGE LOCATIONS AT STAINLESS
STEEL COLUMN ENCASEMENT LOCATIONS ON FOUR ARCADE COLUMNS AND RESTORE CONCRETE COLUMN FACES.
CLEAN AND PROTECT POLISHED MARBLE WALL PANELS.
CLEAN AND PROTECT TERRAZZO FLOOR AND ZINC DIVIDERS.
PROTECT AND RETAIN PLASTER CEILING SOFFIT AND VAULT IN ELEVATOR LOBBY AND VESTIBULE.
CLEAN AND PROTECT STAINLESS STEEL ELEVATOR DOORS AND FRAME.
PROTECT AND RETAIN EXISTING GLAZED PARTITION IN ORIGINAL OPENING.
RETAIN AND RELOCATE BRONZE DEDICATION/RE-DEDICATION PLAQUE.
STOREFRONT - RETAIN ALUMINUM 'STOREFRONT' , FIXED GLAZING AT 6-PANEL BOWED AND FLAT WINDOWS TO REMAIN AT GROUND FLOOR (8 EA.)
INSTALL CLEAR SAFETY FILM ON ALL PANES (2'-6" X 13'-0" HIGH) INCLUDING SPANDREL GLASS.
WINDOW - ALUMINUM PIVOT WINDOWS IN OFFICES (144 EA.) AND POST OFFICE (2 EA.) INSTALL NEW ALUMINUM INTERIOR STORM SASHES TO MATCH
EXISTING CLEAR FINISH WITH ALUMINUM FRAME. DEMOUNTABLE. APPROXIMATE PANEL SIZE 1/2” THICK X 2’-10” WIDE X 7’-9” HIGH. NEW
LOW-EMISSIVITY GLASS WILL DIFFER BETWEEN TWO SETS OF ELEVATIONS. ASSUME ABATEMENT OF EXISTING GLAZING SEALANT. REPLACE NEOPRENE
DRAFT STOPS AROUND EACH SASH.

BR 02

CONC 01

11/6/2018 2:23:42 PM

CONC 03
CONC 04
IR-01
IR-02
IR-04
IR-05
IR-06
IR-07
STOR 01

IF THIS SHEET IS NOT: 30" x 42", IT HAS BEEN REDUCED OR ENLARGED.

WIND 01

DEMOLITION KEY
D1
D2
D3
D4
D5
D6
D7
D8
D9
D10
D11
D12
D13
D14
D15
D16

REMOVE ALL CONSTRUCTED ASSEMBLIES INCLUDING STRUCTURE, BUILDING ENVELOPE, SLAB AND ALL BUILDING SYSTEMS. SUPPORT AND PROTECT ADJACENT
STRUCTURES TO REMAIN.
CAREFULLY REMOVE EXISTING ALUMINUM CURTAIN WALL AND PROTECT OPENING FOR NEW CURTAIN WALL INSTALLATION.
CUT OPENING AND REMOVE BRICK WALL CLADDING TO ALLOW FOR CONSTRUCTION OF NEW BRICK OPENING.
REMOVE EXISTING PLASTIC SKYLIGHT AND PROTECT EXPOSED CONCRETE BEAMS.
CAREFULLY REMOVE EXISTING STAINLESS STEEL CASING AT CONCRETE COLUMNS.
REMOVE AND SALVAGE PHOTOVOLTAIC PANELS.
REMOVE BRICK OUTDOOR VESTIBULE INCLUDING FOUNDATIONS.
REMOVE LOADING DOCK BRICK WALL AND OVERHEAD DOORS. PROTECT COLUMNS AND CANOPY ROOF.
REMOVE EXISTING PARTITIONS, FLOOR COVERINGS, WALL TILE, CEILINGS, TOILET FIXTURES, AND BUILDING SYSTEMS.
REMOVE CONCRETE PLANTER. REMOVE RAISED CONCRETE MECHANICAL AREAWAY SURROUND.
REMOVE BRICK SITE WALL.
CAREFULLY REMOVE SIGNAGE, SALVAGE FOR GSA.
REMOVE PARKING LOT AND REGRADE FOR ACCESS PASSAGE.
REMOVE EXISTING DECK AND SUPPORTING COLUMNS BELOW.
REMOVE MEZZANINE CATWALK AND ASSOCIATED STRUCTURAL SUPPORT.
REMOVE ROOF STRUCTURE FOR NEW SKYLIGHT

DEMOLITION & RESTORATIONSOUTH ELEVATION

D-302

5'

4'

3'

2'

1'

M-TOP OF PENTHOUSE ROOF SLAB
EL 105' - 5 1/2"
CONC 01
CONC 01

CONC 01
CONC 03
M- FIN PENTHOUSE FLR
EL 90' - 2 9/16"

BR 01

M-ROOF SLAB
EL 90' - 2"

WIND 01

100% OF PIVOT WINDOWS
M- FIN 4TH FLR
EL 77' - 3"

BR 01

Rev.

Date

Remarks

M-FIN 3RD FLOOR
EL 64' - 1 1/2"

9'

8'

7'

6'
CONC 01
D4

CONC 03
CONC 04

CONC 01

M- FIN 2ND FLR
EL 51' - 0"

M-CANOPY ROOF SLAB
EL 44' - 3 15/16"

09/13/18

Date

D11
M- FIN 1ST FLR
EL 31' - 0"

1/8" = 1'-0"

Scale
Project Number

M-TRUCK LOADING- EL 28.29
EL 28' - 3 1/2"

Drawn By

Author

REMOVE GARAGE DOOR AT 5 LOCATIONS
D1

1

D8

MCINTYRE
PROJECT

McINTYRE BLDG. - NORTH ELEVATION (DEMOLITION & RESTORATION)
SCALE:

1/8" = 1'-0"

RESTORATION KEY
ID CODE

RESTORATION ITEM

BR 01

BRICK REPOINTING - ALLOW FOR CUTTING OUT AND REPOINTING CONTINUOUSLY AT 3RD FLOOR RELIEVING ANGLE, AT BASE OF CONCRETE CORNICE, AND
ABOVE AND BELOW PROJECTING SLAB BELOW 2ND FLOOR WINDOWS (2000 LF TOTAL). ASSUME REPOINTING FOR 20% OF PRECAST WINDOW SURROUNDS
(500 LF).
BRICK REPAIR - CUT OUT AND REPLACE-TO-MATCH 100 EA. BRICKS AT VERTICAL FRACTURE AND REMOVAL OF WALL-MOUNTED ELECTRIC CONDUIT
BRACKETS IN WEST WING EXTERIOR WALL, AT REMOVAL OF METAL PLAQUES AND LETTERING ON SOUTH. REPAIR ADJACENT BRICK WALL AREAS WHERE
NEW OPENINGS ARE CREATED IN PENHALLOW STREET FRONTAGE AT RECESSED ENTRANCE, SOUTHWEST CORNER, AND MAILING PLATFORM AND DANIEL
STREET WHERE POST OFFICE ENTRANCES ARE ALTERED, AND AT DEMOLITION MARGIN ON EAST FACADE. ASSUME 120 SF.
CONCRETE CLEANING - CLEAN ALL EXPOSED CONCRETE AT THE ARCADE, ABOVE SINGLE-STORY WINGS, AT FACES OF MAILING PLATFORM ROOF SLAB, AT
SLAB PROJECTING BELOW 2ND FLOOR WINDOWS. CLEAN EXPOSED CAST-IN-PLACE CONCRETE CORE SUPPORTS FOR ALL CORNICE BRACKETS. CLEAN
PRECAST WINDOW SURROUNDS AT SINGLE STORY EAST WING.
CONCRETE BRACKET REPAIR - DETACH AND REINSTALL FACE-MOUNTED “CAST STONE” CORNICE BRACKET PANELS. ALLOW FOR 5 LOCATIONS.
CONCRETE SURFACE REPAIR - REPAIR SPALLED AND CRACKED PRECAST SURFACES TO MATCH EXISTING. REPAIR ANCHORAGE LOCATIONS AT STAINLESS
STEEL COLUMN ENCASEMENT LOCATIONS ON FOUR ARCADE COLUMNS AND RESTORE CONCRETE COLUMN FACES.
CLEAN AND PROTECT POLISHED MARBLE WALL PANELS.
CLEAN AND PROTECT TERRAZZO FLOOR AND ZINC DIVIDERS.
PROTECT AND RETAIN PLASTER CEILING SOFFIT AND VAULT IN ELEVATOR LOBBY AND VESTIBULE.
CLEAN AND PROTECT STAINLESS STEEL ELEVATOR DOORS AND FRAME.
PROTECT AND RETAIN EXISTING GLAZED PARTITION IN ORIGINAL OPENING.
RETAIN AND RELOCATE BRONZE DEDICATION/RE-DEDICATION PLAQUE.
STOREFRONT - RETAIN ALUMINUM 'STOREFRONT' , FIXED GLAZING AT 6-PANEL BOWED AND FLAT WINDOWS TO REMAIN AT GROUND FLOOR (8 EA.)
INSTALL CLEAR SAFETY FILM ON ALL PANES (2'-6" X 13'-0" HIGH) INCLUDING SPANDREL GLASS.
WINDOW - ALUMINUM PIVOT WINDOWS IN OFFICES (144 EA.) AND POST OFFICE (2 EA.) INSTALL NEW ALUMINUM INTERIOR STORM SASHES TO MATCH
EXISTING CLEAR FINISH WITH ALUMINUM FRAME. DEMOUNTABLE. APPROXIMATE PANEL SIZE 1/2” THICK X 2’-10” WIDE X 7’-9” HIGH. NEW
LOW-EMISSIVITY GLASS WILL DIFFER BETWEEN TWO SETS OF ELEVATIONS. ASSUME ABATEMENT OF EXISTING GLAZING SEALANT. REPLACE NEOPRENE
DRAFT STOPS AROUND EACH SASH.

BR 02

CONC 01

IF THIS SHEET IS NOT: 30" x 42", IT HAS BEEN REDUCED OR ENLARGED.

11/6/2018 2:24:11 PM

CONC 03
CONC 04
IR-01
IR-02
IR-04
IR-05
IR-06
IR-07
STOR 01
WIND 01

DEMOLITION KEY
D1
D2
D3
D4
D5
D6
D7
D8
D9
D10
D11
D12
D13
D14
D15
D16

REMOVE ALL CONSTRUCTED ASSEMBLIES INCLUDING STRUCTURE, BUILDING ENVELOPE, SLAB AND ALL BUILDING SYSTEMS. SUPPORT AND PROTECT ADJACENT
STRUCTURES TO REMAIN.
CAREFULLY REMOVE EXISTING ALUMINUM CURTAIN WALL AND PROTECT OPENING FOR NEW CURTAIN WALL INSTALLATION.
CUT OPENING AND REMOVE BRICK WALL CLADDING TO ALLOW FOR CONSTRUCTION OF NEW BRICK OPENING.
REMOVE EXISTING PLASTIC SKYLIGHT AND PROTECT EXPOSED CONCRETE BEAMS.
CAREFULLY REMOVE EXISTING STAINLESS STEEL CASING AT CONCRETE COLUMNS.
REMOVE AND SALVAGE PHOTOVOLTAIC PANELS.
REMOVE BRICK OUTDOOR VESTIBULE INCLUDING FOUNDATIONS.
REMOVE LOADING DOCK BRICK WALL AND OVERHEAD DOORS. PROTECT COLUMNS AND CANOPY ROOF.
REMOVE EXISTING PARTITIONS, FLOOR COVERINGS, WALL TILE, CEILINGS, TOILET FIXTURES, AND BUILDING SYSTEMS.
REMOVE CONCRETE PLANTER. REMOVE RAISED CONCRETE MECHANICAL AREAWAY SURROUND.
REMOVE BRICK SITE WALL.
CAREFULLY REMOVE SIGNAGE, SALVAGE FOR GSA.
REMOVE PARKING LOT AND REGRADE FOR ACCESS PASSAGE.
REMOVE EXISTING DECK AND SUPPORTING COLUMNS BELOW.
REMOVE MEZZANINE CATWALK AND ASSOCIATED STRUCTURAL SUPPORT.
REMOVE ROOF STRUCTURE FOR NEW SKYLIGHT

DEMOLITION & RESTORATIONNORTH ELEVATION

D-303
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Application: Obtaining Real Property for Historic Monument Purposes
Thomas J. McIntyre Federal Building
80 Daniel Street, Portsmouth, NH
Appendix D: Use Plan

Use Plan
The City, led by a Mayor-appointed Blue Ribbon Committee, conducted an extensive outreach process
to solicit the community’s desires for the future use of the site; this occurred over the course of five
months, from January to May of 2018. Seven public input sessions, scheduled during evenings and
weekends, resulted in the production of a Framework (see attached) that guided the development of
the use plan. Following input from the Park Service that modified the plan, the Blue Ribbon Committee
met twice in the fall to assess and confirm that the changes continued to meet the Framework’s
guidance.
This mixed use project is comprised of office, retail, and residential space. Public amenities include 3
new outdoor public gathering spaces, and approximately 3.500 s.f. of indoor gathering space which is
available for community programming. Approximately 44% of the site is open space. Following is a
summary of uses:

A conceptual site plan and project renderings follow.
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Site Plan – Elevation 20 (Bow Street)
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Site Plan Elevation 31 (Daniel Street)
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Site Plan – Proposed Ground Floor Uses:
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Daniel Plaza Perspective:
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Bow Plaza Perspective:
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Bow Plaza:
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Plaza Perspective:
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The Plaza & Indoor Community Space:

McIntyre Framework

Approved by City Council, 3/19/18

McIntyre Project Public Input Process
- ESSENTIAL FRAMEWORK –

A. PUBLIC REALM


Include easily adaptable public realm spaces that accommodate modestly-sized indoor
and outdoor gathering space and a variety of activities and programming options for all
ages. The public realm of the McIntyre should complement existing and planned
Portsmouth assets (e.g. Market Square, Prescott Park, Vaughn-Bridge-Worth, etc.).



Establish a highly walkable project buildout that creates interesting and varied
pedestrian experiences (including public art and views) along all property edges and
throughout/within the property. Make edges active and inviting.



Offer an opportunity for the public to access to the expansive elevated views of the
downtown and waterfront. Preserve critical viewsheds from the street level experience.

B. DESIGN








New architecture should reflect current design and sustainable construction
technologies while respecting the historic characteristics and integrity of the site’s
varying surroundings. Do not overshadow the McIntyre building.
Provide multiple points of access along all sides of the parcel to ensure permeability
through the site (especially at/through the existing McIntyre Building).
Design the site for maximum adaptability to future changes in markets and public
benefit needs. For example, ground-floors of existing and proposed buildings shall be
designed to ensure adaptability and evolution of use such that street life in and around
the McIntyre site continues to be vibrant and brimming with activity.
Advocate for interpretation of the Secretary of the Interior’s Standards that will allow
for appropriate modification to character-defining features to invite public use and
connect the building and site with its surroundings.

1

McIntyre Framework

Approved by City Council, 3/19/18

C. TRANSPORTATION & PARKING









Reduce the need for on-site parking. Provide transportation and parking options, both
external and internal to the site, designed to reduce reliance on personal cars.
Define the types of on-site, practical accommodations for arrival/departure integrated
into the site development in support of alternative modes of transportation and new
consumption and distribution patterns, planning for future trends in transportation.
Minimize/eliminate surface (vs. covered) parking.
Minimize vehicular traffic into the site – limit to deliveries, public safety, and very slow
travel.
Consider important nearby transportation connections when designing public walk and
path alignments through the property.

D. PUBLIC/PRIVATE PARTNERSHIP










Establish and maintain a market-based mix of uses/activities of interest to Portsmouth
residents. Consider existing and planned amenities and uses located within walking
distance.
The City’s ability to achieve desired public amenities and benefits (including ground rent
and surplus income) depends on its private partners also achieving financial goals. Fairly
balance this relationship to result in long-term success. For example, consider design
options that create increased density if increased public benefit results.
Explore tax credit programs and other financing tools (e.g. tax increment financing), to
leverage private and public capital and enhance project viability.
Establish the proper scale, mass, density and building configuration to allow economic
viability for public benefits and quality development.
Establish a public/private oversight entities to document and monitor the project and to
ensure that public benefits are being met and that the project is proceeding in
accordance with partnership terms. Revisit the framework when changes are proposed.

2
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The Plaza:

Application: Obtaining Real Property for Historic Monument Purposes
Thomas J. McIntyre Federal Building
80 Daniel Street, Portsmouth, NH
December 2018

APPENDIX E

DR

AF

T

Financial Plan

19

Application: Obtaining Real Property for Historic Monument Purposes
Thomas J. McIntyre Federal Building
80 Daniel Street, Portsmouth, NH
Appendix E: Financial Plan

Financial Plan
The City intends that the rehabilitation and reuse of the McIntyre property will be carried out via a
public-private partnership with SoBow Square, LLC (formed by principals of Redgate Holdings LLC and
the Kane Company, hereinafter “the Developer”). The City will enter into a 75-year ground lease with
SoBow Square to redevelop, operate, and maintain the property. SoBow is advised by MacRostie
Historic Advisors and Bruner Cott Associates regarding compliance with the Secretary of the Interior
Standards for the Treatment of Historic Properties.
In advance of submission of this application, the City and the Developer will execute a Development
Agreement that will form the basis of the partnership arrangement. The City engaged the law firm of
Hinckley Allen to develop the terms of this agreement, which includes:
•
•
•
•
•
•
•
•
•
•
•
•
•

Assurance of compliance with all regulations pursuant to the Historic Surplus Property Program
Assignment of all costs associated with the redevelopment and reuse of the property
Environmental due diligence and remediation responsibility
Insurance requirements
Restrictions on use
Real estate taxes
Permits and approvals
Performance guaranty and completion bonds
Evidence of project financing commitments
Project schedule
Indemnification and release of liability
City and developer contingencies
Default and Remedies

Upon acceptance of the transfer from the GSA, the City expects to simultaneously execute a ground
lease with the Developer. A draft of the Development Agreement and Ground Lease is provided in
Attachment xx1. The lease, also drafted by Hinkley Allen, addresses typical items seen in a commercial
ground lease, adds all conditions (including deed restrictions) pertaining to the Historic Surplus Property
Program (HSPP), and is written with the perspective of a municipal landlord.

10a. Analysis of projected income from all sources
The City will receive income from the Developer in the form of ground rent. Per the ground lease
agreement, the Developer will pay the City of Portsmouth a ground rent payment of $xxx,000 2 per year,
beginning at stabilization, which is anticipated to occur xx months after certificate of occupancy is
achieved; the Developer anticipates ground rent to commence in quarter xx of year 20xx.

1

“xx” indicated on-going negotiation of this term/agreement, to be included in a completed application which will
be considered at a future meeting of the City Council.
2
The Developer has proposed a ground lease of rent of $100,000 annually, with 1.5% increases post-stabilization
in years 1-5 and 2% annually thereafter.
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The ground rent period will escalate post-stabilization by xx% annually in years 1-5 and xx% annually in
year xx-xx, at which time it will be reevaluated using a fair market appraisal for years xx-xx. The
Developer determined the proposed ground rent amount using residual land value methodology: target
return thresholds required for financing (described above) were established; holding this target return
constant, after income, costs and operating expenses were factored into the underwriting, it was
calculated that the project can sustain a $100,000 annual ground rent payment.
Additional, project excess income beyond a reasonable return3 will be paid to the City as participating
ground rent. This will be calculated as xx.
Other, non-cash benefits the City will accrue through this project include a brand-new gathering
destination for downtown Portsmouth that includes:
•
•
•

Fully designed and constructed outdoor public realm space that includes three distinct gathering
spaces;
Approx. 3,500 s.f. of indoor public gathering space, which is open to community-based
programming and maintained by SoBow Square;
Off-site utility upgrades (a new 8” water main loop on Chapel Road between Daniel St and Bow
Street as well as a new 8” sewer main on Bow Street and Penhallow Street)

The estimated value of these items is summarized below:
Community Benefits
Public Realm
Community Space
Offsite Utility Upgrades
TOTAL
Ongoing Benefits (annual)
Proposed Ground Lease Payment*
Community Space Free Rent
Community Space Operations
TOTAL
* proposed, initial year

$
$
$
$

Amount
6,150,000
625,000
400,000
7,175,000

$
$
$
$

Amount
100,000
105,000
37,000
242,000

The mixed use redevelopment is expected to generate income from office, retail and residential tenants.
Following is a description of each market, with anticipated income from each tenant type.
Office Market:
The outlook on the Portsmouth office market remains very positive, as growing demand for office space
in the supply constrained urban setting of Downtown Portsmouth continues to drive rents.

3

Allowable pursuant to HSPP regulation; subject to NPS review.
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The New Hampshire Seacoast submarket continues to be one of the highest performing office markets
in the region. It contains a total supply of 8.4 million square feet, with only 7.7% vacancy in 2017. This is
the lowest vacancy rate experienced in the last seven years and the 7th consecutive year of decreasing
vacancy. Of the market’s 8.4 million square feet, 2.1 and 2.0 million square feet are in Portsmouth and
Pease respectively, of which just 2.8% and 4.6% of the respective submarket supply is currently vacant,
according to CBRE. The developer’s research pulled from local brokers identified an even lower 1.7%
vacancy rate in the downtown Portsmouth office market. This supply-stricken market has caused
significant pent up demand for office space in the region, and with limited new construction available to
lease, it appears that this shortage in available space will remain well beyond the short term.
This high demand and limited availability is especially evident in downtown Portsmouth, where
companies are realizing the benefits associated with locating in an urban setting, yet the 2.8% vacancy
has left many tenants no option but to unwillingly relocate to areas like Pease and beyond. Quality Class
A office space (defined as buildings greater than 10,000 SF built after 1995) is even scarcer in downtown
Portsmouth, with the only three Class A buildings being fully leased (Portwalk Place, 100 Market Street,
and 99 Bow Street). Due to the lack of supply available to accommodate tenants, there have been very
limited transactions in the past 24 months. However, as new supply is coming to market, asking rates
are beginning in the low $30’s range for Downtown space, which is comparable to what many tenants in
Class A buildings are currently paying in their current in-place leases.
Residential Market:
The Seacoast Multifamily Rental submarket continues to show strong fundamentals as households
continue to choose to rent out of preference and necessity both locally and nationally. The submarket,
which contains approximately 3,000 units among 21 properties, is 98.3% occupied, a full 130 basis
points above its 5-year average of 97%. Average asking rents have also been growing at a notable rate,
averaging a 4.7% increase per year since 2010. Of the approximate 300 units that were built after 2005
(Portwalk Place, Veridian Residences, Longview Place and Frank Jones Brewyard), occupancy is currently
at 99.3%.
The outlook on the Portsmouth multifamily market remains positive, as the demand for lifestyle rental
units in an urban setting remains high and limited new product in the urban setting is planned or
proposed in the near term.
Retail Market:
Office and Residential demand indicators are strong and clear. Retail demand is more variable and
unpredictable, particularly given recent trends in rapidly changing consumer behavior. To assess this
risk, the Developer worked with Graffito SP (GSP), one of the region’s preeminent retail brokers and
advisors to study the proposed retail program in context with the market and existing urban fabric and
in relation to proposed public realm spaces (plazas and community space). As is the case for all urban
retail projects, rental rates vary significantly based on premises (i) location within the asset (corner, inline, visibility, etc.), (ii) size, (iii) use, and (iv) landlord delivery conditions. This research has resulted in a
merchandizing and public realm / plaza strategy which recommends specific uses in specific locations to
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optimize exposure and vibrancy in different zones throughout the Project. Based on local market
research, GSP asserts that Project rents will be in the $30s and $40s PSF.
GSP’s believes there are certain other factors that have the potential to increase rents at the Project
more than the anticipated ranges noted above, which are as follows:
1. Additional residential and office density added to the downtown area over the next 2 – 4 years;
2. Additional best-in-class restaurateurs locating in (and being recruited to) Downtown, further
validating revenue projections that support higher rents;
3. World-class public realm design and programming that differentiates the Project from other
near-by developments (current or planned), promote a unique brand for the Project, and
generally aid in leasing efforts.
4. Targeted recruitment of best-in-class regional and national soft goods operators;
5. Willingness of Developer to execute percentage rent leases for food & beverage operators that
may result in significant additional rent income once retail sales exceed an agreed upon
breakpoint.
However, the large amount of retail space in the project is on the higher end of the spectrum of what
the Developer believes is feasible to lease up within 12 months of Project delivery. To account for the
retail risk, we have applied a ROC at the higher end of the previously noted range.
Proposed Rents by Use:
Proposed Uses

Office

Retail

Residential

Community
Space

Rent Range PSF/Year

$30-$35 NNN

$25-$45 NNN

$2,974/mo/unit avg

$0

Based on our comparable market rent research, we believe the residential and office markets are clearly
strong and the Project’s residential and office space will be in high demand. We also believe that the
retail market has the potential to be strong, but retail is the least stable of the three product types this
Project will be delivering, and we will be creating a new destination for downtown Portsmouth; this
involves a higher level of risk. The rental rates noted above we believe are achievable, though they are
at the high end of the market’s acceptance range and will require strong execution to be achieved.

10B Analysis of projected expenses for:
i.

Repair, rehabilitation and restoration (if work will be phased, briefly describe each phase,
indicate the corresponding time schedule, and group projected expenses by phase):
The Developer has worked extensively with several of the region’s top construction
management firms and consultants to estimate the hard and soft costs for the Project.
Currently, the development costs are estimated per the following:
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Development Costs
Hard Costs
Soft Costs (Inc. Closing & Taxes)
Total Project Cost

Amount
$49,038,594
$10,133,685
$59,172,279

Approximately 35% of the hard costs are attributed to the commercial space (office and retail).
The McIntyre building portion of this work is estimated at $xx. A summary construction budget
is as follows:
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The project will address deferred maintenance issues on the McIntyre exterior that have
resulted in deteriorated facades that have a negative visual impact and threaten the historic
resource. The estimated cost of this repair is $300,000.
The project is planned to occur in a single phase, with __ months of construction, with a
scheduled occupancy date of ____.
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ii.

Recurring maintenance requirements:
The construction project is planned to result in high-quality, fully restored space in the McIntyre
building, and new space for the additional commercial and residential structures on the site. A
maintenance reserve will established over the course of the first ten years to plan for future
capital maintenance items.

iii.

Administration and operation:
Operating costs will be approximately $10.58 per rentable square foot for commercial space,
including real estate taxes. The operating expenses for the multifamily component will be
roughly $8,911 per unit, including real estate taxes. The Developer will retain a best-in-class
third party leasing and property management firm to manage the residential and commercial
assets. Residential leasing will be handled through the property manager. Third party brokerage
companies will be engaged for commercial leasing. See the below summary of all operational
costs.

The Developer will be responsible for managing the pre-construction, construction, marketing,
leasing, stabilization and operation of the property. The budget includes industry standard
development fees and Project supervision fees totaling 4.0% of hard and soft costs (excluding
land costs). These fees pay for a staff of 4-8 development professionals for 4+ years of work,
managing the development process from local permitting to stabilization of the property. Once
stabilized, the Developer will also provide asset management services for a customary asset
management fee of 1.0% of revenues, which will be covered by operational cash flows.
The City will establish a Steering Committee to oversee progress on the construction of the
development, and to ensure all commitments are being met, with City Council receiving regular
updates. Once a certificate of occupancy is issued, the City will receive and review regular
reports on the project’s performance as required by the ground lease.
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10c. Provisions for disposition of excess income
The City will work with NPS to develop a plan for the use of excess income. A Special Revenue account
will be established in the City's budget to receive excess proceeds, and a separate line item in the
budget will be established to appropriate and expend any revenues collected on public historic
preservation or park or recreational purposes, in accordance with program regulations.

10d. Description of accounting and financial procedures
Through its ground lease (Appendix xx), the City will require its private partner provide regular
unaudited financial statements in accordance with GAAP and with generally accepted auditing
standards. All income and expenses, including calculation of excess income, shall be provided. An
interest-bearing Capital Expenditures Maintenance Reserve Fund will be held in escrow, to which the
private partner will contribute $xx,000/year for the first 10 years of the lease, until a $xxx,000 cap has
been accrued. This amount shall be maintained, until a capital improvement/repair requires the fund be
drawn upon - this fund shall be replenished and maintained at the original cap level.
In addition, the ground lease requires the private partner to deliver audited financial statements,
annually, prepared by an independent certified public accountant. The financial report will detail the
income the City received from the project during the previous fiscal year, the expenditures, if any, made
by for purposes of repair, rehabilitation and restoration of the building and recurring maintenance
requirements.
At the close of each fiscal year, the City commissions an audit of its financial accounts (which would
include the Special Revenue account that accepts any excess income). These audits, with a financial
report, would be submitted every two years to NPS.
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