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94-089

HISTORIC PRESERVATION COMMISSION

Chapter 810:
MAINE HISTORIC RESTORATION STANDARDS

SUMMARY: The Maine Historic Restoration Standards are adopted to guide and govern owners of historic buildings and structures, and local historical commissions involved in the preservation, restoration, reconstruction, and rehabilitation of historic properties. These standards shall govern all projects funded by state grants administered by the Director of the Maine Historic Preservation Commission and buildings offered for federal tax incentives pertaining to historic preservation. Otherwise, the standards serve as guides for owners of historic buildings and structures who seek to follow appropriate standards of care.

1.
GENERAL INTENT AND SCOPE OF THE RULE


The intent of the Maine Historic Restoration Standards is to assist the public in the proper preservation, restoration, reconstruction, and rehabilitation of historic buildings and structures. While no two historic buildings or structures have the same problems and needs, the Standards detail proper approaches to treatment of historic fabric.

2.
DEFINITIONS


The terms used in this rule shall have the following meanings:


Commission. "Commission" shall mean the Maine Historic Preservation Commission.


Director. "Director" shall mean the Director of the Maine Historic Preservation Commission or a designated staff member of the Historic Preservation Commission.


Historic Building. "Historic Building" or "Buildings" shall mean any building or structure subject to these standards.


Historic Material. "Historic Material or Feature" shall be deemed to be any material or feature at least 50 years old which is part of or attached to the exterior of the building or structure. The Director may assume a material or feature to be at least 50 years old in the absence of contrary evidence. Material which is less than 50 years old, but which closely and adequately mimics earlier design features shall be considered "historic material".


All exterior historic material, regardless of location and visibility, will be deemed of equal importance unless the Director determines otherwise. The Director's determinations of the relative importance of visible versus non-visible elevations shall be made on a case by case basis. It should be recognized the public visibility of and access to facades may change drastically over time.


The Director may judge certain material to be expendable, and not subject to the following provisions if he finds that the material was not part of a major historic design change that was important in its own right, or if it covers existing earlier material of a more important nature.


New Design Elements. "New Design Elements" shall mean any material or Feature added to or made visible from the exterior of a building or structure in the course of rehabilitation or maintenance which is not replicative of a material or feature present at the time the project commenced or new materials and features meant to replace existing historic materials features which are beyond repair. It shall also mean new features or materials which are meant to replicate features or materials which originally or historically existed on the building but which do not exist at the time the project commences.


Restoration. "Restoration" shall mean the conservation and/or repair or restoration of existing historic materials or features or their exact replication when deteriorated beyond repair or lost.


Visible. "Visible" shall mean visible from any public way. The Director may further restrict this definition on a case-by-case basis when to do so would implement the intent of this rule.

3.
RESTORATION AND PRESERVATION STANDARDS


A.
Roofing


1)
Existing historic roofing material may not be removed or covered unless judged by the Director to be so damaged as to warrant replacement, in which case it must be replaced by the same material or what the Director judges to be an appropriate substitute.



2)
This review may extend to roof flashing material if the Director so determines.



3)
The Director may waive this section for small portions of a roof surface where he has determined that a new design feature in that location, such as a skylight, recessed deck, or rooftop addition, would be compatible with the design of the building.


B.
Wooden Siding


1)
Existing wooden historic siding materials, such as clapboards, matched boards, or shingles, may not be removed or covered unless determined by the Director to be damaged so as to warrant replacement, in which case they must be replaced by the same material fashioned to the same design.




The Director may waive the prohibition for small portions of a sided wall where he has determined that a new design feature in that location, such as a door or window, would be compatible with the design of the building.



2)
The covering of historic or replacement siding by artificial siding materials such as vinyl or aluminum is specifically prohibited.



3)
Wooden siding which is and has historically been painted must be repainted or given a heavy-bodied, opaque stain. Clear stains cannot be used on historic or replacement siding.



4)
Paint may be removed from historic siding by non-abrasive methods only, such as traditional scraping, applied heat or chemicals; it may not be removed by abrasive methods such as sandblasting. Belt sanding may be used except where older clapboards may be damaged by this method.



5)
Wooden siding that may exist under later synthetic siding shall be within the scope of this review.


C.
Wooden or Metal Appurtenances, Trim Elements, or Decorative Details


1)
This section applies to such items as porch posts, balusters, rails, eaves, gutters, cornerboards, window and door mouldings, cresting, storefront trim, vergeboarding, but does not include window sashes and doors. Storefront elements which may exist under later synthetic fronts shall be included in the scope of this review.



2)
Existing historic features in the above category may not be removed or covered unless determined by the Director to be damaged so as to warrant replacement, in which case they must be replaced by identical features.



3)
Any historic features which have historically been painted must be repainted or given a heavy-bodied stain. Clear stains cannot be used on historic or replicative features.



4)
Paint or stains may be removed from historic or replicative wooden features by non-abrasive methods only, such traditional scraping or applied heat, and not by abrasive methods such as belt sanding or sandblasting, except in the case of cast or wrought iron. Variables, such as the type of abrasive substance, pressure used and the size and location of the area, should be approved by the Director.



5)
The Director may waive this section for small portions of a large appurtenance or a small number of repetitious features where he has determined that a new design feature in that location would be compatible with the design of the building.


D.
Brick Walls and Appurtenances,. Including Exposed Foundation Walls


1)
Existing exterior brick walls may not be covered with any cementious material or permanent covering with the following exceptions, both subject to the Director's approval:




a)
Exposed party walls may be covered with stucco or some other material if necessary to check deterioration;




b)
Any brick wall may be covered with stucco or a similar material if such a material historically covered the wall.



2)
Brick that is presently painted may be stripped only if the Director has determined that the brick was not painted historically and is hard enough to survive the process of stripping undamaged.



3)
Brick that is presently not painted may only be painted if the Director has determined that it was painted historically..



4)
Paint may only be removed from brick by manual scraping and/or by chemicals approved by the Director. Sandblasting as a method of removing paint is specifically prohibited. The use of any chemical must comply with the manufacturer's instructions.



5)
Brick may be cleaned of dirt, smoke, tar, etc., only if the Director determines that cleaning is warranted, and only with a chemical approved by the Director. Sandblasting as a method of removing the above materials is specifically prohibited. The use of any chemical must comply with the manufacturer's instructions.



6)
Mortar joints may only be scraped or repainted if deteriorated (i.e., when recessed I inch or more from the face of the brick). The total repainting of a wall or area of wall to create a visual effect only will not be allowed. The Director may require, an estimate of the percentage of deteriorated joints existing in a wall.



7)
Mortar for repointing must match the original mortar in strength, color and texture. Modern mortar added to a wall containing historic mortar with a high lime content must contain no more than 33 1/3% Portland cement, or one part Portland cement to two parts lime. All pre-mixed mortars shall be assumed to have too high a percentage of Portland cement unless the Director finds otherwise.



8)
Deteriorated joints which are to be repainted must be raked to a depth at least twice their width, and the new mortar neatly laid, and tooled to the same depth as surrounding historic joints.



9)
Only hand-held chisels, not mechanical saws or hammers, shall be used to rake out deteriorated mortar joints.



10)
The Director may require that a test patch be completed prior to any general work to ensure that any or all of the conditions in this sub-section are met.



11)
Waterproofing agents such as silicone, may not be used on masonry. unless the Director determines that an existing water leakage problem is caused by the passage of water directly through masonry units and not through deteriorated joints.



12)
No brick wall or a portion thereof shall be removed unless determined by the Director to be unstable or severely damaged so as to warrant rebuilding; in such a case it must be rebuilt using brick salvaged from the same wall or brick which the Director determines matches the existing, and with mortar joints identical in dimension and character




The Director may waive this sub-section for a brick wall where he has determined that a in that location, such as a door or compatible with the design of the building.


E.
Chimneys



1)
Existing historic chimneys above the roofline may not be removed, lowered, or extended. The Director may waive this requirement if it is satisfied that the chimney structure below the roof is in danger of imminent collapse, or if portions of the chimney must be dismantled as part of a larger rebuilding.



2)
Existing historic chimneys above the roofline which the Director determines are in need of repair must be repaired in accordance with section G.


F.
Granite Walls or Elements


1)
No existing historic granite walls or elements may be removed or covered unless determined by the Director to be so structurally weak as to warrant replacement; in such a case they must be replaced by the same material or one which the Director approves as a close substitute in color, texture and design.



2)
Waterproofing agents, such as silicone, may not be used on granite walls or elements.



3)
Unpainted granite walls or elements should not be painted.



4)
Granite walls or elements may not be cleaned of paint by an abrasive method such as sandblasting, except under certain limited circumstances, such as where decorative tooling or a high polish is not present.



5)
Mortar joints between granite elements or within walls may be repainted only if deteriorated. New mortar must match the strength, color and texture of the existing mortar, and should be tooled to resemble existing historic joints.


G.
Masonry Walls or Elements [Excluding Brick and Granite


1)
Existing masonry walls or elements shall not be removed or covered unless determined by the Director to be deteriorated so as to warrant replacement; in such a case the wall or units or elements must be replaced by the same material or one which the Director approves as a close substitute in color, texture and design.




The Director may waive this sub-section for small portions of a masonry wall or element where it has ruled that a new design feature in that location, such as a door or window, would be compatible with the design of the building.



2)
Masonry units may be cleaned of paint using only chemicals approved by the Director. The use of any chemicals must follow the manufacturer's instructions. Abrasive removal methods, such as sandblasting will not be allowed.



3)
Mortar joints between masonry units may be repainted only if deteriorated. New mortar shall match the strength, color and texture of existing mortar, and should be tooled to resemble existing historic joints.



4)
Unpainted masonry units may not be painted.



5)
Waterproofing agents, such as silicone, may not be used on masonry elements.


H.
Window Sash [Including Storefront Window Sash]



1)
No existing historic window sash may be removed or covered unless judged by the Director to be damaged so as to warrant replacement; in such a case it must be replaced by a sash which matches the existing one in the following aspects:




a)
number and dimension of panes;




b)
width and profiles of muntins;




c)
width and profiles of rails and stiles;




d)
dimension of sash.




The Director may waive this sub-section to allow non-original historic sash to be replaced by sash which replicates the design of lost originals. In such cases the Director must be presented documentary or physical evidence showing the design of the original sash. Replacement sash must replicate original sash in each of the categories listed herein, if the necessary information can be obtained.



2)
An existing historic sash with muntins may be replaced only by a sash with real muntins (i.e., separating individual panes). Muntin grids applied to the exterior or interior of a single pane, or enclosed between two single panes will not be accepted.



3)
An existing historic single-glazed window sash may be replaced only by a single-glazed sash unless the owner can show that a multi-glazed replacement satisfies the above requirements.



4)
Replacement wooden windows must be painted or given a heavybodied stain. Vinyl-sheathed sash are prohibited.




The Director may waive this sub-section to allow the selective replacement of windows with door openings on minor elevations. General replacement or elimination of window openings, even on minor elevations, shall not be allowed.



5)
Exterior storm windows and/or screens shall only be allowed on buildings that were historically residential in use and character. Exterior storms on residential buildings shall be of a color compatible with the surrounding trim. Interior storms should not obscure decorative mouldings.




The Director may waive this sub-section to allow for half screens on the exterior of non-residential sash if he finds that such treatment would be compatible with the building and district.



6)
Sash or a portion of sash shall not be permanently blocked from the interior so as to have a negative impact on the exterior appearance of the window. Lowered ceilings shall be held back at least two feet from the interior casing. Permanent interior panels of a reflective material shall only be allowed selectively at the Director's discretion, and not a general treatment on any facade.


I.
Exterior Doors [Including Storefront Doors


1)
Existing historic doors may not be removed or covered unless judged by the Director to be damaged so as to warrant replacement, in which case they must be replaced by doors which match those existing in the following respects:




a)
material;




b)
dimension, overall;




c)
number, dimension and depth of panels;




d)
number, dimension and depth of glass panes.



2)
Replacement doors satisfying this section must be fitted on the same plane as that existing.



3)
Replacement wooden doors must be painted or given a heavybodied stain.

4.
THE INTRODUCTION OF NEW DESIGN ELEMENTS


New design elements may be introduced to a historic building only with prior approval of the Director.


A.
Rooftop Additions and Alterations


1)
Skylights on visible roof slopes may be introduced only when the Director determines that the proposed numbers and arrangements of skylights are compatible with the design and character of the building and would not destroy an unreasonable amount of historic materials.



2)
The owner must demonstrate that the dimensions and curb height of the skylight proposed for addition is the smallest commercially available.



3)
No skylight is allowable in which the glazing is not flat and parallel to its roof plane.


B.
Recessed Decks


1)
Recessed decks on visible roof slopes may be approved only if the Director finds that the proposed numbers, arrangements and dimensions of the decks are compatible with the design and character of the building and do not destroy an unreasonable amount of historic material.



2)
No deck may abut an eave, outer wall or roof ridge and none may be edged with visible flashing.


C.
Dormers and Other Raised Additions


1)
Dormers and other raised additions are prohibited on visible roof slopes, except that this prohibition may be waived where the Director finds the proposed dormer or raised addition is either the restoration of an historic but now missing feature or the. small extension of a non-historic but unobtrusive feature. Approval of a restoration may be given only if the proposed replacement is as exact a replication of the original feature (judging from physical and pictorial evidence) as is possible.



2)
Raised additions on non-visible roofs (i.e., flat or very shallowly pitched roofs) are approvable if entirely non-visible. If any portion of the addition will be visible, however, the Director must determine that the visible portion is compatible with the design and character of the building and that the addition will not destroy an unreasonable amount of historic material.



3)
Additions approved under this section must be compatible with the dimensions, materials and design of the historic building, but must not exactly mimic obviously historic features of the building or nearby historic buildings.



4)
An addition which has a wall on the same plane as an existing exterior wall may not be approved.


D.
Rooftop Mechanical and Electrical Equipment, Including Equipment Unrelated to the Functioning of the Building


1)
No major rooftop mechanical equipment may be placed on a visible roof slope.



2)
Rooftop mechanical equipment on a non-visible roof (i.e., a flat or very shallowly pitched roof) may be approved if entirely non-visible. However, if any portion of the equipment would be visible, the Director may approve the addition only if he determines that this visibility is compatible with the design and character of the building.


E.
Ground-Level Additions [Adjacent to an Outer Wall, Enclosed or Open


1)
The Director will review the proposed construction of groundlevel additions on any elevation.



2)
Approval may be granted only if the Director determines that the proposed numbers, arrangements, dimensions, materials, and design of ground-level additions are compatible with the dimensions, materials and design of the historic building and will not cover or destroy an unreasonable amount of historic material. Ground-level additions may not be approved if any of the following occur:




a)
They are larger in overall dimension or taller than the historic building, unless the addition is only connected to the historic building by a pedestrian causeway;




b)
One or more outer walls of the addition are on the same plane and adjacent to an outer wall of the historic building;




c)
The addition covers more than 50% of a fenestrated wall two or more bays wide and two or more stories tall;




d)
One or more stories of the addition has walls which intersect with a sloped roof of the historic building.


F.
Window and Door Openings in Outer Walls


1)
New window and door openings on any elevation may be approved only if their proposed number, arrangement, dimensions, and design are compatible with the design and character of the building and will not destroy an unreasonable amount of historic material. However, the Director may allow the restoration of missing historic window or door openings on a major elevation if he determines that sufficient physical or pictorial evidence exists to replicate exactly the dimensions and other features of the missing windows or doors.



2)
New window or door openings on the building's major, street-facing elevation or on any number of street-facing elevations which are equally ornamental may not be approved, unless as part of an acceptable new storefront design.



3)
New window openings for an already fenestrated elevation, shall align vertically and horizontally with existing openings and shall be of the same dimensions and depth.



4)
A new door in a new opening may not be hung on the same plane as the surrounding wall.



5)
A new door in a new opening may not exactly mimic the building's existing historic doors or mimic doors of an earlier historic period.
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