HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 — DESCRIPTION OF REHABILITATION

Property name Johnston Mill NPS Project Number 40,603

Property address 3315 North Davidson Street, Charlotte NC 28205

5. Detailed description of rehabilitation work Use this page to describe all work or create a comparable format with this
information. Number items consecutively to describe all work, including building exterior and interior, additions, site work, landscaping,
and new construction.

Number: 1
Architectural Feature: Project Overview
Approximate Date of Feature: 1916, ca. 1926; ca. 1929; 1990s; 2012-13

Existing Feature and Condition:

The Johnston Mill, located at 3315 North Davidson Street, is a contributing component to the National
Register-listed Charlotte Historic District. It is significant as a representative of Mecklenburg County’s
importance as the number two textile manufacturing county in North Carolina during the late nineteenth
and early twentieth centuries. The mill was constructed in 1916 by C. W. Johnston for his Johnston
Manufacturing Company.

The mill consists of a Main Building and a secondary machine storage building (known today as the SRO
Building), to the southwest of the main building. These two buildings and adjoining surface lots comprise
the redevelopment site. The project site is hence roughly bounded by East 36th Street to the west, N.
Davidson Street to the south, the Mecklenburg Mill (not functionally-related) to the east, and railroad
tracks along the north. The Main Building was converted to house 77 apartment units in 1995-96, with the
SRO Building converted for provision of 21 single-occupancy units at that same time.

The Main Building is a two-story brick building (with partial basement) featuring an L-shaped footprint and
comprised of the original north-south 1916 portion with a ca. 1926 brick addition at the north end (north
wing), and a ca. 1929 brick addition at its south end (south wing). The SRO Building is an ancillary masonry
component, historically used for storage, and thereby secondary in nature and function. This structure is in
severely deteriorated condition. Not only does it lack architectural integrity due to its post-period of
significance street-facing facade, but it lacks structural integrity and is unsafe as determined by both
structural engineers and local fire officials.

The entirety of the Johnston Mill property was vacated in 2006 and both buildings have since remained
vacant, having been acquired by this Applicant in 2011. Per preliminary consultation with the NC SHPO and
NPS through the submission of a 12/2011 Preliminary Review Request by this Applicant, a number of the
1990s non-historic alterations and construction specifically within the Main Building were reversed through
selective demolition, as described in more detail below. As a result, today, the interior of the Johnston Mill’s
Main Building features wood post and beam construction with exposed wood ceilings and wood floors. The
wood support beams are reinforced with flanking steel c- channels. The north and south additions have been
reinforced by the addition of steel I-beams and steel columns. Areas of the south addition have evidence of
severe damage due to water infiltration and wood floors are warped and buckling in several locations. In the
north addition, tree growth into the building has severely compromised the northwest corner.

The property previously received Part 1 certification under this ownership in August 2013. The Applicant’s
intent at the time of the 2013 Part 1 approval was to subsequently rehabilitate the property for adaptive
reuse as multifamily housing. The project was, however, unable to move forward at that time due to the
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initiation of the CATS Light Rail 36th Street Construction situated at the northwest corner of the Johnston
Mill property. A lack of availability of substantial state and federal subsidies, in particular, affordable housing
subsidies, also delayed the project. As a result, the project is subject to local market dynamics that reflect a
capacity to support market-rate housing, which has been contingent on the completion of the neighborhood
Light Rail station. Therefore, no substantive work has been undertaken on the Johnston Mill property since
the approved selective demolition in 2013.

Given the length of time that passed, a new Part 1 detailing current existing conditions as well as updated
photographs, to the extent accessible, was provided to and approved by NPS in 2019. And, from 2013 to
Present, the site manager has focused solely on: restricting access to the Johnston Mill buildings by
continuing to install plywood over windows; removal of exterior graffiti on an as-needed basis; maintenance
of the fencing that secures the site; and containing new growth to the extent possible which is constantly
being reintroduced by nature. As such, the property exhibits a range of conditions, from good to poor.

Work and Impact on Feature:

Utilizing the entirety of the site, the Johnston Mill property will be redeveloped for the purposes of 233
market rate apartments, inclusive of 15 affordable, consisting of a mix of studio, 1-bedroom, 2-bedroom and
3-bedroom units. The Project shall be Phased. The Johnston Mill’s historic Main Mill Building (Phase 1 of the
Project) will be rehabilitated to the Secretary of the Interior's Standards for conversion to 84 of those units.
Additionally, as was determined acceptable by NPS TPS through a Preliminary Consultation Request in 2019,
the Project also consists of removal of the ancillary and unsound SRO Building, with new construction (Phase
2) on site to house the remaining units as further described and refined below.

This housing project will also provide an estimated 1.2 parking stalls to every one unit, with exterior common
area amenities to be focused at the northern end of the site between the new construction and the historic
mill building. In addition to a first-floor lobby and a basement level fitness center within the Main Building,
the project will provide more specifically, an outdoor recreation area and pool, setback substantially from
any street view as per direction received from NC SHPO and NPS. The project also includes up to
approximately 12,000-square-footage of retail space along East 36th Street in the new construction and
associated required parking stalls (all surface parking).

With the completed rehabilitation of the adjacent (not functionally-related) Mecklenburg Mill in 2016 along
with the fruition of the CATS light rail station, completed in 2018, the rehabilitation of the Johnston Mill site
is a long-awaited aspiration of the surrounding community. The project has the strong support of the NoDa
Neighborhood and Business Association and the project team has worked closely with local and regional
transportation agencies to obtain the necessary approvals from Charlotte Area Transit System and Charlotte
DOT.

Photos: 1-87
Drawings: BB+M Architecture, “Noda Mill Apartments,” dated 05.15.2020
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Number: 2
Architectural Feature: Main Mill, Exterior — Masonry Walls including Trim/Eaves and Downspouts/Gutters
Approximate Date of Feature: 1916, ca. 1926; ca. 1929; 1990s

Existing Feature and Condition:

The Main Mill is of load-bearing masonry. The oldest, main portion of the building is comprised of the north-
south portion of the L-shaped plan. It continues for 27 bays and features a red brick exterior laid in a modified
Flemish bond with alternating headers and stretchers every sixth row. This portion is capped with a low-
gabled roof featuring an overhanging wood cornice supported by heavy wood brackets (rafter/beam tails).
These elevations feature two continuous rows of segmental-arched window openings with concrete or
mortar sills. The west elevation features a three-bay tower near its southwest corner (west tower), which
rises above the building’s roofline and has small segmental brick arched window openings with stone stills at
each level.

The north wing, ca. 1926 addition, is of red brick construction laid in common bond one-to-six. It is three bays
wide on its east side and two bays wide on its west side, with a one-bay tower at its northeast corner. The
north wing is capped by brick corbelling and ceramic tile roof coping.

The south wing, comprised of a ca. 1929 addition, fronts North Davidson Street, is two stories with a brick
exterior laid in the same modified Flemish bond as the original mill. It features a two-story stair tower facing
North Davidson Street (south tower) with brick pilasters capped by a plain stone capital with “Johnston Mfg.
Co.” painted in white block letters above its second story window opening. Similar in form to the original
mill, the south wing features a roof with an overhang and wood brackets (or rafter/beam tails). The south
elevation is 14 bays, with its three western bays angled toward the north end of the site. This addition has
large window openings with flat metal lintels and concrete sills; each bay is delineated by brick piers. The
same configuration is repeated on the building’s east elevation, which continues for six bays.

The exterior masonry walls of the mill range in condition from good to poor. A structural assessment by the
City of Charlotte in 2006 was conducted of the exterior brick walls and found extensive chipping, mortar
deterioration, and poor repointing work throughout. In some locations as seen in the attached photos,
mortar is missing, or brick is bulging out of plumb. Other areas show prior masonry repair work or brick
replacement that is incompatible with adjacent brick. Plant growth is evident in still other areas; this is
particularly evident at the northwest corner at the north wing where a tree has grown into / through the
building, severely compromising the integrity of the masonry wall.

The building lacks metal downspouts and gutters.
Work and Impact on Feature:
Red brick exterior masonry walls will be preserved and repaired. Work to them will be limited and on an as-

needed basis only as required per the Secretary of the Interior’s Standards.
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The existing painted sign “Johnston Mfg. Co. will be preserved in place, as will the precast concrete
caps at the south elevation’s entry tower (south tower).
Existing plant growth shall be removed.
Repointing of brick and replacement of deteriorated mortar will occur on an as-needed basis only.
0 Repointing mortar will match the color, texture, strength, joint width, and joint profile of the
existing historic masonry.
0 Mortar specifications and repointing samples shall be provided for review and approval by
SHPO before proceeding with work, if so required.
Existing corbelled brick at cornice line of north addition will be preserved.
Cracked bricks throughout the exterior masonry walls will be replaced in kind with new brick only
where determined brick is cracked beyond repair. Bricks out of plumb or loose will be re-placed in
alignment.
0 Any replacement masonry unit will match historic in all aspects, including material, color,
texture, and size.
0 Brick replacement samples shall be submitted to, reviewed and approved by SHPO before
proceeding with work, if so required.
At several secondary locations, existing egress openings will be infilled with new brick to match
existing adjacent wall. These locations are on secondary or rear elevations. They will no longer be
necessary as a result of proposed floor-plan configurations as part of this Project.
0 One such opening is at the north side, east end of the south wing.
0 Another is at the east elevation, south wing; and
0 the third is on the rear of the north wing.
0 Onsecondary or tertiary elevations, this scope will not impact the overall historic character
of the building.
Existing concrete/mortar sills will be retained in place and repaired/patched in kind.
0 Where deteriorated beyond repair, they will be replaced in kind.
0 Specifications associated with concrete sill repair will be submitted to SHPO for review and
approval before proceeding with work.
At some locations, brick sills may need to be rebuilt to match existing.
Exterior masonry cleaning is anticipated after the repair work is done; a low-pressure water wash
with a gentle cleaner will be used.
Extant wood cornice, fascia and eaves, including any wood brackets will be preserved where in good
condition, repaired as required; such will be replaced in kind where they are deteriorated beyond
repair. Where new are required, they will be cut from salvaged wood. The wood features will then
be repainted.
To ensure proper water drainage away from the building, new prefinished aluminum gutters and
downspouts will be installed. These will be white and downspouts will have a rectangular profile.

Photos: 1-28
Drawings: AD4.01-4.03, A4.01, A4.02, A4.03
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Number: 3
Architectural Feature: Main Mill - Exterior — Windows, including limited New Openings
Approximate Date of Feature: 1990s

Existing Feature and Condition:

All windows are covered with plywood on the exterior however, windows can be observed from the interior.
All extant windows were installed as part of the 1990s rehabilitation and are therefore non-historic
replacements. Those on the elongated ca. 1916 portion of the building and the north wing are, in most cases,
single hung one-over-one metal windows with fixed transom above. The extant 1990s windows installed in
the south wing are large multi-light metal windows with what appear to be exterior applied muntins. All
extant windows are in poor condition. Glazing is missing or cracked in many openings. These window units
are beyond their lifespan and lack modern energy efficiencies.

NC SHPO has shared with the Project Team documentation available of windows that were extant prior to
the commencement of the 1990s conversion to apartments, believed to have been historic windows.
Although limited in number of images available and somewhat poor quality, the prior windows within the
original portion and the north wing appear to have been 12/12 hung wood windows, painted white. Those
within the later ca. 1930s south wing appear to have been multi-light factory windows; they may have been
of steel as evidenced by some extant steel posts (mullions) in some window openings (See attached, ‘1990s
Photos.’).

Work and Impact on Feature:
Exterior plywood covering the window openings shall be removed.

The extant windows beneath the plywood are non-historic replacements that are beyond their lifespan and
in poor condition. All shall be removed and replaced with new more historically compatible windows that
better reflect the historic appearance and meet modern energy efficiencies.

Utilizing the pre-1990s renovation photos as an historic basis, new windows will be installed that reflect the
configuration of lites seen in those images. Therefore, the following window types are proposed:

e Single-hung aluminum windows typically in a 12/12 configuration with an opaque arch filler finished
to match the window frame will be installed in the segmentally arched openings of the original
portion and the north wing.

0 The basement level window openings of the original portion are square-shaped and will
therefore receive a 6/6 configuration.

e Single-hung and fixed aluminum windows in multi-lite configurations of 6/6, 8/8, 12/12
configuration, depending on the size of the opening, shall be installed in window openings of the
south wing. Those at first floor of the south wing will typically feature a fixed multi-light transom
above the window units as they are taller than those at second floor.
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e Window openings at the stairtowers are typically punched single openings, some square-shaped and
others rectangular. These windows will therefore typically receive fixed aluminum windows of either
four or six lites, as indicated in the drawings.

e The proposed replacement window product has changed from that which was initially planned due
to cost implications and required value engineering. In lieu of the previously planned Pella products,
the Quaker H500 Series is now proposed. The Quaker product is the same series that was approved
for use at the adjacent Mecklenburg Mill (not functionally-related).

0 This revised specification is for an aluminum product with a white kynar finish.

o The windows will be a combination of single-hung and fixed units with simulated divided
lites, with both an interior and exterior applied grid.

0 The associated proposed glazing product is a clear LoE, specifically, Cardinal LoE 366.

The following Sheets have been therefore updated to reflect the revised proposed Quaker product
and supersede and replace any earlier versions: Sheet A6.21 and A6.22. On Sheet A6.22, additional
head, jamb and sill details are provided and correlate with window types on Sheet A6.21.

A limited number of new punched window openings are proposed. Four discreet small window openings are
proposed for basement level at the south elevation of south wing. Two will be located in the bay on either
of side of two extant basement level window openings and will match those existing in dimensions (limited
to 3'4”L x 3'4”w). These openings will allow for limited, but much needed additional natural lighting into the
proposed art/community space in the basement level space beyond. The extant basement level windows at
this location on the south side serve as precedent. Sized small and at basement /grade, their impact is
minimized. Additionally, a proposed mature tree planting for this location in lieu of the existing small trees
will help obscure visibility from the N. Davidson Street further.

Photos: 1-25; 32, 34, 41, 62-63, 68
Drawings: AD4.01-4.03, A4.01, A4.02, A4.03, A6.21, A6.22, A6.32, A6.35

NPS HPCA Part 2 Continuation Updated Page 6 of 28



HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 — DESCRIPTION OF REHABILITATION

Property name Johnston Mill NPS Project Number 40,603

Property address 3315 North Davidson Street, Charlotte NC 28205

5. Detailed description of rehabilitation work Use this page to describe all work or create a comparable format with this
information. Number items consecutively to describe all work, including building exterior and interior, additions, site work, landscaping,
and new construction.

Number: 4
Architectural Feature: Main Mill, Exterior — Entries/Egresses, including Limited Enlarged and New Openings
Approximate Date of Feature: 1990s

Existing Feature and Condition:

Exterior doors and windows were installed as part of the 1990s renovation. Documentation shared by SHPO
associated with that project indicates that the design of the extant entry/egress doors was to be based on
existing doors found at that time. Typically, the extant doors today are paired metal doors with four lites in
their upper portions. There are several points of entry/egress to the building.

The Main Entry is located on the south elevation of the south addition at the projecting stairtower that
features the painted sign, ‘Johnston Mfg. Co.” This paired door opening is approached via concrete steps
with a metal railing, also installed in the 1990s. As viewed from the interior, each of these two doors features
a 3/3 multi-light transom above.

In addition to the main entry, there are paired egress doors on the east elevation of the south wing as well
as on the north elevation; these also appear to be similar in configuration to the main entry doors in that
their upper portion has lites and the lower portion is flush.

The other stairtowers typically each have a single egress door, flush metal.
Existing doors are non-historic, are in poor condition and beyond their useful lifespan.
Work and Impact on Feature:

e All extant entry and egress doors are non-historic, having been installed in the 1990s renovation.

o They will be removed as will any associated transoms, which also date the same.

e At the main entry (south elevation); concrete steps and existing metal railing will be retained. Railing
will be cleaned, scraped and repainted.

0 New paired aluminum glazed doors with a painted finish (white) will be installed. Similar
aluminum multi-lite transoms will be installed above based on the configuration of the 1990s
transoms.

e Ategressdoor openings in stairtowers, single solid metal doors will be installed. Such will be installed
for instance at: the east stairtower per 3/A4.03.

e At the west stairtower, a new storefront system will be installed per 2/A4.02; this is a secondary
elevation.

o There are several locations where existing window openings will be enlarged to grade for conversion
to door openings for the purposes of additional egress, or for access to exterior amenity spaces.
These will occur on secondary or tertiary elevations as follows, thereby eliminating any visual impact:
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Center-east elevation of original portion;

South elevation of the north wing, east side.

North (rear) elevation of the north wing; two locations are proposed.

In each of these locations, a new fully glazed single aluminum storefront door will be installed

with a multi-lite transom above and opaque arch infill panel to reflect the historic segmental

arched window opening. Due to the width of the existing window openings, which is larger

than a typical door, a narrow sidelight will be installed in each.

e New suspended flat awnings of metal, attached via a central anchor and provided for weather
protection, will be installed at exterior door openings as per the elevation drawings.

© 0O o O

e At the west elevation of the north wing at the former boiler room (proposed club room space), the
existing man-door at grade will receive a new storefront door akin to those detailed above. And, at
the adjacent existing large garage door opening, a new countertop height accordion door with glass
will replace the plywood in order to accommodate a bar for outdoor access from the new Club Room
in favorable weather.

o0 At second floor level above this location on the north wing, two new flat arched storefront
openings will be punched into the facade. One will receive a new multi-light storefront
system and the other a glazed storefront door, sidelite and four-lite transom. The door will
provide access to the new rooftop deck to be installed on the roof of the former boiler room.
See Number 11 below for scope related to roofs. This particular wall is in severe condition
due to the extant tree that has grown through it. It will need to be rebuilt, regardless.

0 Inaddition, these alterations are at the west side of the building, at the far north end of the
site and therefore, the rear of the site. Due to the adjacent new construction to be built
west of this area, and the setback from the street, these alterations will have no visual
impact.

e The new aluminum storefront systems of the building will be Kawneer brand, with painted finish
(white); where applicable, they will have exterior and interior applied muntins.

0 New Fire Riser Door Opening. At south elevation, adjacent and to the east of the main entry
projecting tower, the existing window bay closest and to the east of the tower will be enlarged to
first floor level for provision of a fire-department access door into the fire riser room beyond. New
concrete steps will be installed for access to grade.

0 The fire access door will be flush metal.

o This opening is required because fire department necessitates access and entry from N.
Davidson. The fire-line must be pulled from N. Davidson and therefore, the fire pump room
needs to be along the mill’s south facade.

o The window opening immediately above this door shall be infilled rather than receiving a
window due to the new fire pump room beyond.

Photos: 1,4,7,8,51-52
Drawings: AD4.01-4.03, A4.01, A4.02, A4.03, A6.42, A6.43
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Number: 5
Architectural Feature: Main Mill, Interior — Structure
Approximate Date of Feature: 1916, ca. 1926; ca. 1929; 1990s; 2012-13

Existing Feature and Condition:

The original 1916 component of Johnston Mill is constructed of multi-wythe brick walls and heavy timber
framed floors. A large portion of the existing building was built on a crawl space. Heavy wood timbers were
used for the beams, girders and (square) columns in this portion. The elevated floor system of the original
portion consists of wood decking which spans between the wood girder lines. At the basement level, the
elevated floor is also supported by wood beams and girders spanning to brick piers. The basement floor
currently is a concrete slab on grade. The two-story ca. 1926 brick addition is constructed of steel beams and
steel pipe columns which form the major structural frame. Heavy timber decking was installed over the steel
beams. Steel wide flange columns were built integrally with the large window openings in the exterior walls.
Either at the same time, or sometime thereafter, a basement was provided below a portion of the two-story
steel addition.

As previously described, Johnston Mill was converted during the 1990s by a prior owner into affordable
housing. Though it is unclear if that project received final certification, some rehabilitation treatments seen
in other tax-advantaged projects were used. Work at that time included subdividing space into residential
loft-style apartments on all floors, which generally featured double-loaded corridors with apartment units
on either side. Other improvements included some structural improvements such as: reinforcing the wood
beams by the addition of steel c- channels flanking the wood beams; covering the wood floors with gypcrete;
and wrapping steel beams in the north and south additions in gypsum board.

The housing was vacated in 2006 and the buildings have remained vacant since then. As a result of long-term
vacancy most of the work accomplished during the 1990s renovation failed from water damage, severe
vandalism, and neglect. After a site-visit with NC SHPO and per a subsequent preliminary consultation with
the NC SHPO and NPS through the submission of a 12/2011 Preliminary Review Request by this Applicant, a
number of the non-historic alterations were reversed. Selective demolition included removal of the following
in 2012-2013:
e All 1990s wood and metal frame construction including framing and flooring, wallboard, tile,
cabinetry and kitchen and bathroom fixtures and appliances;
e All 1990s electrical and HVAC servicing wiring, conduit and control units and HVAC ductwork and
registers;
e All 1990s plumbing, boilers, hot water heaters, and piping;
e Al 1990s gypcrete floor topping to the original finish floor or subfloor level, whichever was present;
¢ Note that the selective demolition precluded removal of the existing stairwells (which were also
installed in the 1990s).
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As a result, today, the interior of the Johnston Mill main building features wood post and beam construction
in the main, oldest portion of the building with exposed wood ceilings and wood floors. The wood support
beams are reinforced with flanking steel c- channels. The north and south wing additions have been
reinforced by the addition of steel I-beams and feature steel columns. The first floor in the south wing has
been damaged due to water infiltration and wood floors are warped and buckling in several locations.

At second floor, which has same general construction materials and design as the first there is evidence
(remnants) of the since removed gypcrete. There are portions of the second floor with scaffolding at the
north end, offering attempts at structural reinforcement.

Portions of the basement have been damaged from water infiltration and there is standing water in some
locations.

Though partially mothballed, the building’s interior does has condition issues due to long term vacancy.
Interior conditions include the presence of water, water damage as well as evidence of vandalism.

The Project Team’s structural engineer has done a detailed analysis, attached: Stewart Engineering,
“Johnston Mills — North Davidson Street, Charlotte, NC, Structural Assessment Existing Structure,” dated July
22,2019.

Their assessment provides the following conditions observations:
0 “The steel structure as a whole showed very minimal signs of damage.

e The surface rust will need to be addressed to prevent further damage from the current
rusting and to add corrosion resistance for future surface rusting.

o0 The timber structure however was observed to consist of damaged beams, columns, and decking,
some of which are so severely damaged that replacement is the only option.

0 Some wooden beams were observed to have damage at the ends of the beams where shear loads
would be the highest and a full structural section is required.

e Insome areas, the beams were clearly rotten as seen from below.

e Some beams had obvious discoloration from moisture.

e Some members were attempted to be reinforced at an earlier time with dimensional lumber
or steel channels as a means to stabilize or increase the load carrying capacity of the
structure. These methods of reinforcement have their limitations and in some instances,
have resulted in rot so severe that an adequate attachment of the reinforcement has failed.

o0 The wood columns did not appear to have suffered as much from water damage as the
other structural members, but do exhibit damage.

e Most of the column damage noted was due to overloading, impact, natural deterioration or
improper modifications made to the building structure with holes drilled into the members.

e Some of the more severely damaged columns were buckling, which is a sign of them being
overloaded, while others were splitting apart at their supports or throughout their length.
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Large splits or checks like this can be due to overloading or from the wood shrinking as it
dries out.
o0 In general, the condition of the structural wood decking comprising the floor system is in poor
condition although some areas that feel solid may have damage that is unseen from above.

o Thefloor still has the original finished flooring over top of the structural decking. The finished
flooring has buckled and warped likely due to water damage causing the wood to swell.

e Some areas of decking are so severely damaged that it is unsafe to walk on.

o A few areas of flooring was so badly damaged along with the supporting members that
multiple bays of framing were removed in the crawlspace portion of the building.”

0 Issues with the foundation also were observed.
e “In the timber framed portion of the building where basement exists, the footing for the
exterior bearing walls appear to be constructed out of brick and are completely exposed.
Water has accumulated next to the footings and it’s possible the footings are undermined.
e The basement portion of the wood timber structure appears to rest on compacted coal fines.
e Under the steel framed sections there appears to be a slab on grade, but some significant
cracks radiating out from the center.”

Work and Impact on Feature:

Because the assessment by the structural engineers indicates that many of the columns, beams, and floor
deck are not able to adequately support the building, the overall intent of the revised structural design is to
utilize the existing structure where required to support the structural loads. Replacement of the existing
structure and supporting floor framing with new walls will be required for the renovations.

The structural team, Stewart Engineering, and the Applicant are the same structural team and Applicant that
successfully completed the certified rehabilitation of the adjacent (not functionally-related) Mecklenburg
Mill. Given that that Mecklenburg Mill had very similar structural integrity issues as those exhibited by
Johnston Mill’s timber structure, the structural team proposes to implement the same scope as was designed
and approved for and executed in that approved project. In communications via email with NC SHPO, the
intent below was discussed and confirmed as sound in concept for this historic tax-advantaged rehabilitation.
(See EMAIL, dated April 3, 2020)

More specifically, the intent discussed is to:

e Replace the rotten wood with dimensional lumber in areas the public will not access, i.e. within in
the residential units (which are private spaces).

e Aceiling will be added in the units where the floor framing uses new 2x joist framing. However within
Apartment Units, although new gypboard ceilings will be installed, the wood beams will still be
remain visible as viewed from below where depicted on the Unit Reflected Ceiling Plans and as per
floor assembly type F2 on Sheet A6.01.
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e Incontrast, at all proposed Public Spaces where the ceiling is exposed to structure, the rotten wood
shall be replaced with timber matching the existing framing. This will include the following spaces:
all entry vestibules and corridors, and certain amenity spaces (i.e. spaces accessed by all occupants
of the building). This will ensure an historic appearance in the most Public Spaces.

Steel Columns and Beams:
e As indicated in the structural demolition plans, the extant steel columns and extant steel beams,
which generally comprise the south wing, will be retained place.
Where indicated in the plans, extant water damage and any visible rust to this steel structure shall
be remediated.
Steel columns and steel beams will remain visible /exposed in the Public Spaces as these spaces will
feature an exposed ceiling structure.
Within Apartment Units, although new gypboard ceilings will be installed, the steel beams will still
remain visible as viewed from below as seen per the Unit Reflected Ceiling Plans. The treatment will
be the same as depicted for the wood beams (described above).
Where the round steel columns are not enclosed within new interior partitions, they will remain
exposed.
o This is with the exception of steel beams and columns within the proposed basement level
amenity spaces (fitness rooms and art/community room). In these areas, a gypboard
covering is being required for fire code purposes.

Timber Columns:

e All repairable historic columns will remain in place.

e All columns within proposed Public Spaces and within visible areas of Apartment Units that are
deteriorated or rotted beyond repair will be replaced in kind with re-sawn common timber, sized
nominally to match historic materials and thereby maintaining the historic character of the Public
Spaces.

e If 'hidden’ columns (meaning specifically columns within any proposed new unit demising walls or
new interior partitions) are damaged beyond repair, these will be removed. Replacement columns

may not structurally be required in these locations and furthermore, there would be no visibility of
them.

Timber Beams:
e All repairable timber beams will remain in place.

e Where indicated in the structural demolition plans, extant timber beams determined deteriorated
beyond repair shall be removed.

0 The area with the most extensive deterioration issues is the original portion of the building
at the main / 1% floor level at the locations noted on Sheets S01.11A-S01.11B between grid
lines 17 and 32. A number of timber beams and columns and decking in this area must be
removed as noted on the sheets.
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o This area will require new 2x joist framing and multi-ply 2x girders with pressure treated
blocking separating the new framing from existing masonry. The new framing will be spaced
and installed as indicated in Sheets S02.11A and B within the Apartment Units.

= See for example Detail 11/S06.11. The new 2x framing will be located within
Apartment Units only.

= Note that new 6x6 timber posts on concrete footings will be provided where noted
in this particular area, as well to create the replaced floor. The new 6x6 timber posts
do not continue about the first floor.

e Where historic timber beams are removed and are located within proposed Public Areas or within
visible areas of the Apartment Units, they will be replaced in kind with re-sawn common timber, sized
nominally to match historic materials. Portions of the existing deteriorated or rotted beams (good
portions) may be re-used in these locations, either structurally or decoratively.

Foundation: Issues with the basement(s) foundation shall also be addressed to remediate the use of the
compacted coal fines and the substantial cracking of the extant concrete slab on grade. Therefore, where
indicated on Sheets S02.10A and S02.10B, new 4” concrete slab on grade will replace existing in the
basement. In the original portion of the basement the new slab will be approximately 16” lower than existing
thereby addressing the floor level changes between the original portion of the basement and that of the
south wing. Where the foundation has eroded on the east side of the original portion, it will be shored in the
demarcated area with flowable fill (see Sheet S01.11A).

Photos: 31-32, 34-47, 54-67, 70-78

Drawings: S00.01 —S07.01; “Johnston Mills — North Davidson Street, Charlotte, NC, Structural Assessment
Existing Structure,” dated July 22, 2019; EMAIL, dated April 3, 2020
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Number: 6
Architectural Feature: Interior — Floor-plans / Basement Plan
Approximate Date of Feature: 1990s; 2012-13

Existing Feature and Condition:

A stated above, as part of this Project, the Applicant removed most of the 1990s residential unit construction
in 2012-2013 per guidance provided via a Preliminary Review Request in 2011. As a result, the current
basement floor-plans consist of open plans with evenly spaced steel or timber columns within the spaces.
There are two existing pass-throughs in the masonry demising wall between the original portion and south
wing. A ramp and a short step provide access, accommodating the floor level changes between the two.
These likely date to the 1990s. The south wing is delineated roughly in half by a concrete demising wall
running north-south. Two pass-throughs provided access between the two large spaces.

Work and Impact on Feature:

The basement will be rehabilitated to provide a combination of apartment units and resident amenity spaces.
The original portion of the basement will feature a single-loaded corridor running north-south along its east
wall. Apartment Units will be delineated off of the west side of the corridor. Access will be available from the
west stairtower and elevator lobby at the center west area. The extant pass-throughs will receive new wall
infill (of gypboard) and a new opening will be provided at the southeast corner to allow access to the new
north-south corridor in the south wing.

The south wing basement will be delineated to provide apartment units in the western portion (on the west
side of its north-south demising wall) and amenity space in the eastern portion. An east-west double-loaded
corridor will be demarcated with units or common spaces delineated off either side. The extant pass-
throughs in the south wing’s demising wall will be infilled and a new passthrough opening to accommodate
the central located double-loaded corridor will be provided. A short egress corridor will also extend south
from the central corridor to the main south entry stairtower. Amenity spaces in the basement will consist of
a fitness room and art room. Additionally, tertiary spaces such as trash, storage, bike storage and
mechanical/electrical rooms will be located here.

All unit partitions will intersect the perimeter walls at brick piers between window openings, eliminating any
visual impact from the exterior or physical impact with the windows. For example, interior partitions in
basement Unit Types 1C-M will jog at an angle to avoid impact with exterior windows. The treatment is with
exception of a unit at the west end of the south wing (Unit 2E-M) in which a proposed closet partition engages
an existing window opening. Refer to Sheet A2.66. However, to avoid any visibility from the exterior new
walls will not impact the glazing and will instead align at natural mullion breaks or, more ideally, the center
steel post that is existing to remain. This treatment occurs in a single instance on basement, on a secondary
elevation and given the windows shall be replacement, the impact is minimal.

Photos: 31-37
Drawings: AD1.00; A1.00; A2.57, A2.66, A2.71
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Number: 7

Architectural Feature: Interior — Floor-plans / First Floor and Second Floor Plans of Original Portion and
South Wing

Approximate Date of Feature: 1990s; 2012-13

Existing Feature and Condition:

A stated above, as part of this Project, the Applicant removed most of the 1990s residential unit construction
in 2012-2013 per guidance provided via a Preliminary Review Request in 2011. As a result, the current first
floor consist of open plans with evenly spaced steel or timber columns throughout. There is an open stairwell
situated between first and second floor near-to the northeast corner of the original portion. This stairwell
appears to have been installed as part of the 1990s construction. (The selective removal component of this
Project precluded removal of any existing stairs.)

Work and Impact on Feature:
Please refer to Number 8 below for information related to the proposed scope within the North Wing.

The first and second floors of the original portion and the south wing will be rehabilitated into apartment
units situated off centrally-located, double-loaded corridors. The two components are interconnected so the
new double-loaded corridors will intersect forming an inverted T-shape, akin to their combined footprint.

The new corridor in the original portion will therefore run north-south and that in the south wing will run
east-west. The original portion’s north-south corridor will terminate at the extant demising wall of the North
Wing and provide an east-west corridor along the north wing’s south side with door and sidelight where
indicated at the west for access into the amenities of the northwest corner/north wing. This corridor will also
provide access to mechanical space at its far west end. These treatments will repeat at second floor. At first
floor, the two existing pass-throughs from original portion to north wing shall remain in place for continued
use for access into the proposed club room at the west and to a new short residential unit entry corridor at
the east side of the north wing. At center of the north wing demising wall, a new single door opening will be
provided for controlled access into the public common area restrooms. At second floor, the extant pass-
throughs to north wing will remain in place for access into the proposed Club Room Mezzanine in the west
and a new short residential unit entry corridor in the east.

Within the original portion, a three-bay wide elevator lobby will be located off of the west stairtower
(spanning between grid lines 21-24 and G-J). The lobby will be enclosed with a storefront system on its east
side as indicated thereby maintaining full visual volume through the space while also helping to establish
itself as a mailroom (mailboxes will be located along the north and south walls).

Within the south wing, off of the east stairtower, a new partition wall with an egress door and sidelight will
be established at each of first and second floors. At first floor, a dog wash room will be provided within the
extant space in the center of the stairtower.
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A new short egress corridor will be provided from the central corridor to the main entry stairtower on the
south side on these floors.

New demising or unit partitions will intersect the perimeter walls at brick piers between window openings,
eliminating any visual impact from the exterior or physical impact with the windows. Every effort has been
made to ensure this; for example, in Unit Types 2A-M, 1F-M, 1C-M and 1B-M will jog at an angles to avoid
impact with exterior windows.

The treatment is with exception of limited instances:

e The corridor demising wall / east end at northeast corner of original portion where an existing
window opening will be infilled with brick veneer (exterior) and gyp interior to avoid conflict with the
corridor/unit demising wall. This window opening is at a secondary elevation near the rear of the
building and the treatment will not negatively impact the overall exterior character of the building.

e Unit Types 2E-M and 2D-M in west end of south wing in which a proposed closet or bath partition
engages an existing window opening. Refer to Sheet A2.65, A2.66. However, to avoid any visibility
from the exterior the new walls here will not impact the glazing and will instead align at natural
mullion breaks or, the center steel post that is existing to remain. Given the windows shall be
replacement windows, the impact is minimal.

Photos: 38-48, 54-56
Drawings: AD1.01-AD1.02; A1.01-A1.02 A2.51 — A2.56, A2.58, A2.60-A2.67, A2.70
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Number: 8
Architectural Feature: Interior — Floor-plans / North Wing including boiler room
Approximate Date of Feature: 1990s; 2012-13

Existing Feature and Condition:

The North Wing addition was constructed in ca. 1926 attached to and at the rear of the original portion,
backing. It is two stories in height with a small 1 % story height masonry addition attached to its west side.
This addition historically served as the mill’s boiler room. The North Wing has experienced severe damage.
As indicated in the structural engineer’s report (previously referenced), the first floor structure of the
northwest corner of the North Wing is completely missing. The wing has significant damage in both the
northwest wall and the northeast corner too, where trees are growing through the exterior walls. As stated
above, as part of this Project, the Applicant removed most of the 1990s residential unit construction in 2012-
2013 per guidance provided via a Preliminary Review Request in 2011. As a result, the North Wing addition
is currently open plan space. The North Wing, where floor structure remains, has a combination of timber
columns and steel. A masonry demising wall delineates the north wing from the one-story boiler room at the
west side.

Work and Impact on Feature:

The North Wing will be rehabilitated for a combination of residential apartment units (in the eastern portion)
and a community Club Room in the western portion.

Access via existing or new passthroughs into the North Wing areas from the adjacent original portion has
previously been discussed in Number 7 above.

The eastern portion of the North Wing will be delineated into a single unit at first floor and two units at
second floor, accessed off of the newly delineated short unity entry corridors previously described.

The west portion will be rehabilitated as a Club Room, a portion of which will be double-volume in height
with a mezzanine. The Club Room will capture the first floor’s one-story former boiler room square footage
as well, thereby providing exterior access to site amenities in addition to a terrace on the boiler room roof.
As such, where indicated in Sheet AD1.02 in the west side of the North Wing, a portion of the extant second
floor decking and beams will be removed from where indicated; sound materials will be salvaged for potential
reuse elsewhere in the building. Note that timber columns will be retained in place as noted in the plans as
will most beams; beam removal (partial) will be mainly to accommodate the new L-shaped stair (metal pan)
which will wrap the northwest corner allowing access up to the second floor Club Room ‘mezzanine’ where
existing floor structure is retained. Due to the substantial deterioration of the extant masonry wall on this
west side (due to the tree that has grown through the wall), the brick wall at this area will be rebuilt as
follows: a new stud framed wall will be installed with brick veneer (salvaged from the wall itself) at the
exterior and gypboard finish on the interior. An aluminum railing with perforated mesh infill will be provided
along the Club Room mezzanine. A portion of the demising wall between the boiler room and the extant
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walls at the southwest corner of the North Wing will be removed at first floor level. Similarly, at second floor
level, two new punched openings will be provided in the demising wall, one for egress to the boiler room
roof deck and the other for a new storefront system, allowing more natural lighting into the Club Room
beyond. (These were previously described above.) Proposed scope for the roof terrace is described in
Number 13 below. Between the Club Room space and residential unit on first floor of the North Wing
common area restrooms and egress corridor to the rear of the building will be established. New partitions
in the North Wing will avoid impact with any windows.

Photos: 73-78

Drawings: AD1.01, AD1.02, A1.01, A1.02, A2.20, A2.23, A2.24, A2.25, A2.26, S01.01, S01.02, S01.11B,
S01.12B, S02.01, S02.02, S02.11B, S02.12B
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Number: 9
Architectural Feature: Interior — Vertical Circulation / Stairs and Elevators
Approximate Date of Feature: 1990s

Existing Feature and Condition:

In the 1990s renovations, the building’s stairwells were removed and reconfigured in order to provide for
installation of elevators and meet code requirements of the time. The extant stairs — of which there are three
— one in each of the stairtowers (west stairtower; east stairtower and main south entry stairtower) are
concrete construction with metal pipe railings. That of the east appears to have been in the location of what
was likely the mill’s restrooms given the hodgepodge of glazed tile walls and areas of tile flooring. Also during
the 1990s renovation, a new open metal pan stair was established near the northeast corner of the original
portion with the same railing as utilized elsewhere. All of the extant stairs and railings are non-historic, but
in good condition.

Work and Impact on Feature:

As previously described, the extant non-historic open stair at the northeast of the original portion will be
removed and floor opening infilled with new floor structure. This will allow for capturing the space for
required leasable square footage.

The three extant stairtowers will remain in place in order to continue to provide the vertical circulation
between floor levels in the building.
e The main entry stairtower at the south and that at the east stairtower concrete stairs shall be
retained as will their existing railings.
e Because a new freight elevator will be installed in the west stairtower
0 the extant 1990s concrete stair and railing in this west tower will need to be replaced with a
new one in the existing configuration in order to allow for installation of the modern freight
elevator.

A new egress stair will be installed in the north wing, near its southeast corner to meet modern egress
requirements. It will allow for access between first and second floor levels and direct egress to the south side
of the north wing. This new stair will be enclosed and of metal pan construction with steel railings matching
those elsewhere in the building.

Photos: 49-52, 69, 72
Drawings: AD1.00-AD1.02; A1.00-A1.02
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Number: 10
Architectural Feature: Interior — Finishes
Approximate Date of Feature: 1916, ca. 1926; ca. 1929

Existing Feature and Condition:

As a result of the removal of the 1990s construction by this Applicant, which included removal of 1990s
finishes, the mill building today features the following:

Exposed multi-wythe brick walls which according to 1990s documentation were abrasively cleaned
as part of that prior renovation;

Heavy timber framed floors, portions of which are severely damaged, or evidencing prior
infill/patching and gypcrete installed in the 1990s;

Exposed timber columns and beams in the original portion and North Wing

Exposed steel c-and I-beams and round steel columns in the south wing and some areas of the North
Wing.

Existing conditions of these materials are described above in Number 5.

Work and Impact on Feature:

Walls:

All exposed brick walls at the exterior perimeter of the building will remain exposed brick.

All exposed brick demising walls extant within the building will remain exposed brick.

The above is with exception of the rebuilt west wall of the Club Room (detailed above) which will be
furred with gypboard on the interior side.

New partitions will be created with metal studs and covered with gypsum board - painted or with
wallcoverings as noted.

In existing stairtowers, existing exposed brick will remain in place. The remnant tiling on the
stairtower walls such as seen in the east stairtower, will be removed to reveal the historic masonry.

Ceilings:

As described in Number 5 above, most Public Space ceilings will remain exposed to wood structure
above, thus allowing for the historic character of the building to remain visible from below as it was
historically. This treatment will specifically occur as depicted per the reflected ceiling plans in the
elevator lobbies, corridors, and in storage spaces in the basement.
o0 Inaddition, in the proposed Club Room, the ceilings of both the two-story height portion and
the one-story boiler room will remain exposed to structure.
o0 Note that other certain common areas — the restrooms, fitness center and art room will have
dropped gyp ceilings as is proposed in units as previously described in Number 5 above.
o0 Itis understood that the proposed reflected ceiling plans require further clarity for better
visualization of the overall ceiling scope. To provide such clarity, the overall RCPs for each of
basement, first and second floor levels have also been color-coded. The areas shaded blue
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are those that will feature exposed wood decking at ceiling, thereby reflecting the historic
condition. As can be seen, these areas are the public spaces, such as corridors and certain
amenity spaces in first floor and in the basement. In first floor units of the original portion,
wood beams will also remain visible within units helping to evidence the historic ceiling
condition in these private spaces. At second floor level, the entirety of the floor shall feature
exposed wood decking at ceilings, both within public spaces and within the private units. This
is with only the exception of unit baths and closets (locations of such can be discerned by
unit type in the Unit RCPs).
0 As awhole, the proposed ceiling treatment for the mill ensures a majority of spaces reflect
the historic character
Flooring:
e The existing wood decking system will remain where in good condition and will be covered with new
t&g plywood decking with a gypcrete and sound attenuation system as per Sheet A6.01.
0 InPublic Spaces the following floor finishes are then proposed:
= Corridors: Within the public corridors, floor finish WD-400 will be installed and this
is specified as Shaw Contract Authenticity “Persona Oak” (product info attached).
This is an engineered wood floor, and will therefore help reflect the historic
condition in the corridors.
= This engineered wood floor will also be installed in the Club Room.
= Note that due to required value engineering and high cost of the engineered wood
product, the use of the engineered wood in the basement level corridors and in any
basement level amenity spaces is not possible. In these spaces, sealed concrete will
be maintained as the floor finish unless indicated otherwise. This treatment of these
public spaces will not impact the historic character of the basement and may, in fact,
better reflect the basement’s historic condition.
0 Fitness Rooms will receive carpet tile.
0 Restrooms and art room shall receive tile flooring with grouting as noted.
0 In Apartment Units, LVT will be installed throughout the entirety of the units.

e There are several existing historic hanging fire-doors located within in the building at some
passthroughs; these are fixed in an open position. They will remain in place, be cleaned and clear
sealed as/where noted in the plans.

e New doors installed in units will typically be hollow-core single paneled doors. Some unit spaces will
receive sliding doors of the same design to provide privacy when so desired. Unit entry doors will
also be single-paneled doors, of fiberglass.

e New doors associated with amenity or other delineated spaces in the building will be: flush hollow
metal for mechanical and storage spaces. The amenity spaces such as interior entries to the club
room and fitness will have glazed doors with sidelites.
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Photos: 31-78
Drawings: A2.23, A2.24, A2.25, A2.33, A2.34, A2.35, A2.50-A2.71, A3.00-A3.21, A6.11, A6.12, A6.31
See also Color-Coded Sheets A3.00, A3.01, A3.02, dated 07/30/2020
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Number: 11
Architectural Feature: Interior — New Systems, Mechanical/Electrical/Plumbing/Life-Safety
Approximate Date of Feature: N/A

Existing Feature and Condition:

As stated above, after a site visit and per preliminary consultation with the NC SHPO and NPS through the
submission of a 12/16/2011 Preliminary Review Request, selective demolition removed 1990s-era systems
fabric in order to assess the structural integrity of the building. The selective demolition included removal of:
o all 1990s electrical and HVAC service wiring, conduit and control units; HVAC units and
ductwork and registers;
o0 all 1990s plumbing, boilers, hot water heaters, piping.

There are therefore no functioning systems extant in the building.
Work and Impact on Feature:

The building will receive new Mechanical (HVAC), Electrical, Power, Plumbing and Fire Protection (sprinkler)
systems as indicated in the respective discipline plans, attached.

Within the Apartment Units, the new systems will be concealed within the new gypboard ceilings. Note that
to avoid the need for thru-wall venting in the historic masonry building, bath exhaust will be routed up to
and through the roof. Additionally, recirculating range hoods or microwave hoods will be utilized in the
kitchens. And, ventless heatpump dryers will be provided for residents. Fresh air into units will be handled
by operable windows.

Within the Public Spaces, such as corridors and certain common areas that feature exposed ceiling structure,
any required ductwork and sprinkler piping and electrical work will also be exposed to ensure the wood
decking and structure remains visible, thereby reflecting an historical industrial appearance.

Photos: N/A
Drawings: P1.01-P3.05; M1.01-M3.07; E1.01-E4.05, FP01.-FP1.3
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Number: 12
Architectural Feature: Roofs
Approximate Date of Feature: 1990s

Existing Feature and Condition:
The existing TPO roofing was installed in the 1990s.
Work and Impact on Feature:

o New TPO roof with insulation to meet code requirements will be installed, sloped as necessary for
proper water drainage. Specifically, it will consist of new TPO roofing over %” coverboard over 4”
rigid insulation over the wood decking (Refer to Number 5 above for scope related to wood decking).

e New rooftop mechanical units will be installed (individual heat pumps) on metal platforms for noise
isolation where indicated on the roof plan. To minimize visibility from the street, those proposed for
the south wing apartments will grouped on a platform of 16 and 22 units and be situated on the
north side of the roof’s ridge. The distance of these from the south side of the roof shall be 51” and
47” from the east side.

0 As this is an historically industrial building and because the heatpumps, even with the
platform, will not extend taller than the stairtowers, they will not detract from the overall
historic industrial character of the building.

0 Also, Sheet A12.01 is provided showing a site-line study of the proposed rooftop equipment
specifically proposed for the South Wing, which is that which fronts N. Davidson Street.
Three-dimensional views from N. Davidson are provided. No mechanical units on shown
because none are visible from the street. A section drawing is also included showing the
location and dimensions of the mechanical units.

Rooftop terrace at Club Room: As previously mentioned the roof of the one-story boiler room addition
situated at the rear, northwest corner of the building will converted for use as an exterior terrace. The extant
roof line and parapet will be retained. The terrace will be pulled back from the inside face of the existing roof
parapets at the three sides by 6”. It will likely be constructed of wood. The terrace will feature
movable/temporary furniture such as tables, chairs and greenery. A small wetbar will be established at the
southeast corner. To provide some sunshade, the deck is intended to be covered with a perforated or mesh-
like metal covering. Due to its proposed location at the rear of the building, this rooftop amenity will not be
visible from the street and therefore will not impact the historic character of the building.

Photos: 1-13, 16-28
Drawings: AD1.03, A1.03, A2.20, A2.23; Sheet A12.01
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Property name Johnston Mill NPS Project Number 40,603

Property address 3315 North Davidson Street, Charlotte NC 28205

5. Detailed description of rehabilitation work Use this page to describe all work or create a comparable format with this
information. Number items consecutively to describe all work, including building exterior and interior, additions, site work, landscaping,
and new construction.

Number: 13
Architectural Feature: Exterior — Sitework, Landscaping including New Construction
Approximate Date of Feature: 1990s; 2012-2013

Existing Feature and Condition:

The Johnston Mill site is approximately 5.5 acres and features a small, functionally-related complex consisting
of a main building (with two additions) and separate ancillary building (SRO Building). The site is bounded by
the Norfolk Southern Railway tracks on the north; the Mecklenburg Mill property (not functionally-related)
and an associated parking lot on the east; North Davidson Street on the southeast; and East 36" Street on
the southwest.

The site’s southwest edge is also lined by a railspur, which is buffered from N. Davidson by a row of one-story
commercial buildings and their rear paved surface lot. These structures help conceal views of this side of the
site from N. Davidson Street. The main mill is situated along the east side of the lot with the ancillary SRO
building occupying the southwest corner. The parcel is generally more maintained on its east side, with the
mill set within a manicured lawn, while the west side is deteriorated with substantially overgrown tree foliage
and plantings. More specifically, a modern concrete sidewalk begins at the southeast edge of the site and
continues southward to the adjacent property’s surface parking lot area. The areas between the sidewalk
and the main mill and the adjacent property’s surface parking lot have maintained low-cut grass. The west
side of the main mill has a drive from East 36" Street that separates this portion of the parcel with a
deteriorated surface lot to the south and a dirt area to the north. The southwest corner of the lot is obscured
by overgrown trees that surround the ancillary SRO Building. A chain link fence surrounds the south elevation
of the main mill and continues around the ancillary SRO Building, inhibiting visual and physical access to the
building. A chain link fence also surrounds the main mill’s west and south elevations. Trees and shrubs are
generally overgrown too along the mill’s north and west elevations obscuring much of its first floor level. A
more recent sidewalk lines the west side of the parcel along 36" Street and continues to an unrelated ramp
providing access to the new light rail platform to the north of the parcel.

As previously described above, in late-2012 through 2013, removal of the non-historic 1990s construction
inside the Johnston Mill (main mill) occurred, as did removal of the non-historic concrete block “Opener
Room” structure at the northeast end of the main mill. That addition was also referred to as the "daycare
building” from the 1990s renovation. It was constructed outside the period of significance and was a non-
historic component. As described in the recent (2019) NPS HPCA Part 1, this selective removal work was
accomplished after a site visit with NC SHPO and as per a preliminary consultation with the NC SHPO and NPS
through the submission of a 12/16/2011 Preliminary Review Request. With receipt of the previous (2013)
Part 1 approval around the same time, the intent was to subsequently rehabilitate the property for adaptive
reuse as multifamily housing. The project was however unable to move forward for multiple reasons
including CATS Light Rail 36" Street Construction, lack of availability of substantial state and federal subsidies
and neighborhood market dynamics. No substantive work has been undertaken on the Johnston Mill
property since 2013. From 2013 to Present, the site manager has focused solely on: restricting access to the
Johnston Mill buildings by continuing to install plywood over windows; removal of exterior graffiti on an as-
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Property name Johnston Mill NPS Project Number 40,603

Property address 3315 North Davidson Street, Charlotte NC 28205

5. Detailed description of rehabilitation work Use this page to describe all work or create a comparable format with this
information. Number items consecutively to describe all work, including building exterior and interior, additions, site work, landscaping,
and new construction.

needed basis; maintenance of the fencing that secures the site; and containing new growth to the extent
possible which is constantly being reintroduced by nature.

Work and Impact on Feature:

As was determined acceptable in December 2019 by NPS TPS through a Preliminary Consultation Request
(See attached NPS Email, dated 12/2019), the Project shall remove the ancillary and unsound SRO Building
from the site. As requested in that NPS Email, several additional photographs of the sides and rear of the SRO
Building are attached for NPS files (see Part 2 Photo #s 79-87).

In its place and as seen in the provided drawings, for Phase 2 of the Project, new construction (separate and
detached from the main mill) will be built to house 148 market rate units with some affordable and with
potentially approximately up to 12,000-square-footage of retail space along N. 36" Street frontage. The new
construction will have an L-shaped footprint running north-south along N. 36'" Street and then turn eastward
with a rear ell, and as further detailed below.

Per 2019 feedback from NPS, it is understood that the further the new building is from the historic mill, and
the more it appears to be a separate parcel, the more flexibility there will be in terms of size, scale, and design
for the new building. NPS expressed concern about the 2019 design of the new building, in particular, the
rear ell that was proposed to come very close to the rear of the mill. In response to those concerns, the
Project Team has since pulled the rear ell of the new building further west, away from the historic mill
building. More specifically, it will be some 40’ from the North Wing’s boiler room.

NC SHPO and NPS also expressed concern regarding the 2019 proposed location of the outdoor pool amenity.
The 2019 design proposed locating this exterior amenity space adjacent and at the east side of the historic
mill’s south wing. The agencies felt it too conspicuous a location for the historic industrial site. As a result of
this feedback and to help further separate the historic mill from the new construction, the proposed pool
amenity has been moved to the rear, northwest corner of the historic mill thereby helping to further establish
clear breathing room between the new construction and mill. It is felt these proposed changes will also
further remedy all concerns of pool visibility from N. Davidson Street. Views from N. Davidson to this
northwest area of the site are inhibited due to the combination of the rail spur that borders the southwestern
edge of the property and the small commercial structures and their associated paved parking behind N.
Davidson (between the spur and the street). This revised pool amenity location at the rear was shared with
NC SHPO and concurred via email on 04/09/2020 as “fine to submit” (See attached Email with Pool
attachment, 04/09/2020.)

The proposed new construction design has also changed slightly from the 2019 proposal based on a
combination of NPS comments and local transportation authorities. NPS indicated that provided the Project
Team flattened or angled the previously proposed cantilever at the southern end of the new construction (as
per guidance provided by NC SHPO), that section of the new construction would likely be acceptable.

e Asseen in the attached, the former cantilever has been removed from the design.
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Additionally, changes to the site plan have since been made per unforeseen requirements by CDOT.

The previously proposed access/entry driveway into the site has been moved from the location depicted in
the 2019 proposal. Previously, the drive was to enter the site from N. 36! Street directly behind /just north
of the railspur at the south end of the site. Unfortunately, CDOT has since disallowed this design; the entry
drive is not permitted to be adjacent to the existing Norfolk-Southern railspur.

As a result, the Project Team has detailed a revised design that allows the drive from N. 36™ to pass
through the proposed new construction, which as can be seen in the site-plan and colored renderings, will
now be comprised of two (2) separate buildings. Assisting with both the CDOT requirements, and needed
project cost reductions, while also allowing better visibility of the historic mill from 36™ Street, the new
construction is changed as follows (see Sheets A12.02 -A12.06 New Building renderings, dated 07/08/2020):
¢ Inlieu of a mix of 4 and 5 stories, the main massing of the new construction (the ell-shaped
building) has been slightly increased in height to accommodate 5 levels above grade.

e However, the benefit is that this main massing is shifted approximately 40’ further away from
the existing rail line that runs along the south of the site.

e Inaddition, a small 2-story retail shell building has been placed adjacent to that rail line with
the drive entry into the site being shifted approximately 30’ north of its original position.

e This allows better visibility from 36" Street to the historic mill.

e The new construction buildings will have flat roofs and feature exterior materials
differentiated from those of the Mill. Dark- and buff- brick facade materials along with fiber
cement of varying colors (white, dark gray, lime green) will be used, punctuated by window
openings, and with metal accents. Compatible use of some brick veneer is proposed as
stated, but brick colors will be subdued in color, in contrast to the red brick of the historic
mail, allowing it to remain the focal point. These proposed materials and colors are
differentiated from as well as intended to be subdued and shall therefore not detract from
the historic red brick masonry of the Johnston Mill.

This housing project will also provide an estimated 1.2 parking stalls to every one unit by providing a paved
and striped surface parking lot between the new construction and historic mill as indicated. At the east side
of the mill, the extant paved parking surface will also be reconfigured and restriped. As such, the previously
proposed table-top (below- and above-grade) parking is removed from the scope.

The following additional exterior site/landscape work is proposed:
e All extant fencing surrounding the site shall be removed.
o All extant stormwater and onsite utilities will be removed. New stormwater drainage system with
detention shall be installed. New gas line, sanitary sewer and water utility lines will be installed.
e Existing asphalt and concrete paved surface lot and drive on the west side of the main mill will be
removed.
e Existing asphalt and concrete curbs/gutters associated with the surface lot on the east side of the
main mail shall be removed.
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The east side surface parking lot will be reoriented, repaved and restriped to accommodate vehicle
spaces with additional spaces delineated for accessibility near the southwest corner. Some existing
spaces will remain near the entrance to the parking lot and adjacent to the Mecklenburg Mill
building. Asphalt paving will be used for the parking surface. Concrete paving will be used to establish
a pedestrian walkway around the perimeter of the surface lot and to provide pathways to the rear
egresses situated at the south side of the North Wing and near the of the original portion, as well as
provide connection to the existing N. Davidson street sidewalk.
At the west side of the site, the new drive between the two new construction buildings will provide
access to an additional surface parking lot. Asphalt paving will be used to surface the lot. Concrete
walkways will be established along the east side of the new construction, the south side of its ell, as
well as along the southwest corner to the street sidewalk along N. 36" Street. The concrete paving
here will adhere to the northern curve of the railspur and then extend east to the northwest elevation
of the mill’'s south wing. Paving will be established at this area and likely demarcated for use as a
passenger dropoff/pickup area.
A concrete paved pedestrian walkway will lead from the main mill’s west stairtower to the pool
amenity area at the rear to northwest corner of the mill. The pool amenity will be located between
the new construction and mill. The amenity space will extend along a portion of the north side of the
North Wing for use as additional outdoor seating. Surface materials at the pool area will consist of
integral concrete and unit pavers. An additional outdoor seating area will be located on the north
side of the new building’s ell utilizing similar surface materials. These amenity spaces are set back at
the very rear of the site, looking to the light rail-line. They will not be visible from the street.
Landscape work on the site will consist of planting areas around the perimeter of the mill building
and N. 36" Street side of the new construction. Generally, the planting areas will feature
groundcover and shrubs at the following ratio:
0 10% groundcover; 30% small shrubs; 30% medium shrubs; 30% large shrubs.
= Exact planting plan is still to be determined.
= Aturf area for use as a dog park will be provided at the east side of the mill’s south
wing.
= Screening shrubs are proposed to be planted along the rear property line and within
the east side parking lot where noted.
= New trees are proposed to be planted within the project site bounds where indicated
in the surface lots and as noted at the east side of the original portion, north side of
the south wing, and at the west side of the south wing, which are secondary
elevations. To maintain an industrial historic character, however, new trees
proposed for the south / N. Davidson elevation of the mill are limited to three to
ensure the historic mill remains the prominent feature.

Photos: 1-12; 16-30; 79-87; Drawings: Sheet A-01, dated 07/16/2020; L1-00, L4-00; NPS Email, dated
12/2019; Email, 04/09/2020; and Sheets A12.02 -A12.06 New Building renderings
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National Park Service

HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 - DESCRIPTION OF REHABILITATION

structions: Thes page musi bear the s original si re 7 certification decision
is based on the descripions in this application form. In the event of any discrepancy between the application form and other,
supplementary malerial submitted with it (such as architectural plans, drawings and specifications), the application form lakes
precedence, A copy of this form will be provided o the Intemal Revenue Senace.

1. Property Name Johnston Mill
Steet 2315 M. Davidson St.

City Charlotte County Mecklenburg Stale NC Zip 2B205-1035
Mame of Historic District NOorth Charlotte Historic District
]  usted indnidually in the National Regisier of Historic Places; date of listing
[0 Located in a Registered Historic Disirict. name of district

BJ  Part 1 — Evakuation of Significance submitted? Date submitted 07/15/2019 Date of certification 08/07/2018

2. Project Data
Dateofbullding 19167 ca. 1926; ca. 1929 Estimated rehabiitation costs (QRE) 21, 000, 000
Number of buildings in project 1 Floor area before / gfter rehabifitation 109, 479 f 110,253 sqn
Starl date (estimatedy 10/01/2020 Usa{s) before | afer rehabilitation apts | aApts
Completion date (estimatedy 06/01/2022 Number of housing units before / after rehabilitation 77 /85
Mumber of phases in project = Numbar of low-moderate income housing units before § afler retabilitation 0 {0

1. Project Contact (if different from applicant)
Hame Jennifer Hembree Company MacRostie Historic Advisors LLC
Syest 1400 16th St NW Suite 420 ciy Washington Staw DT
2ip 20036 Telephona (408) 490-2969 Email Address 1hembreefimac-ha.com

4. Applicant

| hieraby attes! thal the information | have provided Is, to the best of my knowledge, comect. | further attest that [check one or both boxes, as applicable).
E | am the owner of the above-described property within the meaning of "owner” set forth in 38 CFR § 87.2 (2011), andfor
O il | am nol the fee simphke cwnes of the above described proparty. the lee simplke owner is aware of thi action | am taking relative 1o this applcation and has no

obyection, as noted in a written statement from the owner, a copy of which (i) either is attached Lo this applcation ferm and incorporated herein, or has been
previously submitted, and (i) meets the requirements of 38 CFR § 67.3(a)(1) (2011).

For purposes of this atestation, the singuiar shall include the plural whemver appropriate. | understand that knowing and willful falsification of factual representations in

this application may subject me 1o fines and Imprisonment undar 18 U S.C. § 1001, which, under cartain provides for imprisonmant of up fo 8 years,
Mame Juan Powell, Ruthorized Agent Signature (Sign in ink) W Date 54 /JS{FZ‘J
Apphicant Entity TCB Neda Mills, LLC S55M orTiN D4-2324773
Syeet 1003 K Street MW Suite 700 ciy Washington Sate DT

Zip 20001 Telephone (202) 552-2513 Emaill Address #phillips#tcbhine.org

[] Apglicant, SSN, or TIN has changed since previously submitied application,

NPS Official Use Only

The National Park Service has reviewed the Historic Freservation Centiication Application — Part 2 for (he above-named property and has determined that:

EI the rehabilitation descrbed hersin is conaistent with the hisionc characier of the property and, whers applcable, with the district in which it is located snd that the project
mests the Secretary of the Intenor's Standards for Rehabditabion. This letter is a preliminary determination only, since a formal certification of rehabilitaton can be issued
only to the owner of a *certified histonc strecture” afler rehabilitation work is complete.

[0 e rehablitation or propossd rehabditation will mee! the Secretary of the Interior's Standards for Rehabiltabon if the altached conditions are mel

[] me rehabiltaton described herein i not consistent with the hisionc character of the property or T distnct in which it i located and that the project does not mes! the
Secretary of the Intenor's Standards for Rehabsdtaton.

Date National Park Servics Authortzed Signaturs (Sign in ink)
[0 wPS conditons or comments attached

RECORDS RETENTION - PERMAMNENT. Transfer all parmanent reconds to NARA 15 years afier closure, (NFS Reconds Schedule, Resource Management and Lands (lem
1.A.T) (N1-T5-08-1) ).



North Carolina Department of Natural and Cultural Resources HPO Use Only
Division of Historical Resources
State Historic Preservation Office Project No.:

State Tax Credit for Rehabilitating Historic Structures

HISTORIC PRESERVATION CERTIFICATION APPLICATION
Rav. 111116 PART A = DESCRIPTION OF REHABILITATION

Read the instructions carefully before completing. No certification can be made unless a completed application form has been received. The decision by
the State Historic Presarvation Officer (SHPO) with respect to certification is made on tha basis of this application form. In the event of any discrepancy
between the application form and other, supplementary material submitted with it (such as architectural plans, drawings, and specifications), the
appiication form shall take precedence,

Check applicable box(es): B IncomeProducing [J Non-income Producing
1. Name of property: Johnston Mil Sueet 3315 N. Davidson Street

City Charloftte County Mecklenburg state NC Zip 2B205

M Located in a National Register or Certified Local Historic District; please specify district _NOrth Charlotte Historic District

[0 Listed individually in the National Register of Historic Places; give date of listing:

[0 Not currently listed in the National Register, either individually or as a contributing building in a National Register or Certified
Historic District. A nomination is proposed and listing is anticipated by the time of project completion.

2, Data on building and rehabilitation project;
Date building constructed: _1916: ca. 1926; ca. 1929 ggtimated rehabilitation expenses: $ 21,000,000

Use(s) before rehabilitation; _8PLS Proposed use(s) after rehabilitation: apts
Floor area before rehabilitation: 109,479 Floor area after rehabilitation; 110,253
Project start date (est); _10/01/2020 Completion date (est.); 06/01/2022
3. Project Contact: (if different than owner)
Name Jennifer Hembree Telephone 408.490.2069 Email Address ihembree@mac-ha.com
Sweet 1400 16th St NW Suite 420 city Washington stae DC__ zp 20036

4. Owner: | hereby attest that the information | have provided is correct to the best of my knowledge, and that | own the property

described above.
Date 0 i ﬁgkﬂ

Name Juan Powell, Authorized Agent Signature

Company | CB Noda Mills, LLC Social Security Br Taxpayer Identification Number 04-2324773
street 1003 K Street NW Suite 700 city Washington state DC zip 20001
Telephone 202.552.2513 Email Address ephillips@tcbinc.org

State Historic Preservation Office (HPO) Use Only
The HPO has reviewed "Hisloric Preservation Certification Application Part A" for the above-named property and the SHPO has determined:

O that the proposed rehabiitation described herein is consistent with the historic character of the property or the district in which It is located and
that the project appears lo meel the Secretary of the Interior's Standards for Rahabiitaion. This determination Is preliminary since a
formal certification of rehabilitation can be lssued to the owner of a “certifled historic structure™ only after rehabilitation work s
comploted.

[0 that the proposed rehabilitation appears to meet the Sacrelary of the Interior's Standards for Rehabilifation if the attached condilions are mel.
This determination ls prellminary since a formal certification of rehabilitation can be Issued to the ownaer of a “cartified historic
structure” only after rehabilitation work Is completed.

O that the proposed rehabilitation does nof appear to be consistent with the historic character of the property or the district in which it is located
and that the project does not appear to meel the Secrefary of the Interior's Standards for Rehabilitation for the attached reasons.

Deputy SHPO Date




North Carolina Department of Natural and Cultural Resources
Division of Historical Resources
State Historic Preservation Office
State Tax Credit for Rehabilitating Historic Structures

State Preservation Tax Credit Fee Payment Form

In accordance with North Carolina General Statute 105-129.102, the State Historic Preservation Office (HPO) charges a fee to
process a Historic Preservation Certification Application. Information on processing fees is found in the instructions for the Historic
Preservation Certification Application.

If you are submitting a “Historic Preservation Certification Application Part A-Description of Rehabilitation,” a preliminary
processing fee of $250 is due, except for projects for which rehabilitation costs are under $25,000. If you are submitting a “Historic
Preservation Certification Application Part B—Request for Certification of Completed Work,” the balance of the fee is due based on
the completed qualifying rehabilitation expenditures and is assessed in accordance with the fee schedule listed below:

Completed Qualifying Rehabilitation Expenditures | Part A Fee | Part B Fee Total Fee
Part A and B
$10,000 - $24,999 $0 $0 $0
$25,000 - $49,999 $250 $0 $250
$50,000 - $99,999 $250 $250 $500
$100,000 - $149,999 $250 $500 $750
$150,000 - $199,999 $250 $750* $1,000*
$200,000 - $299,999 $250 $1,000 $1,250
$300,000 - $399,999 $250 $1,500 $1,750
$400,000 - $499,999 $250 $2000 $2,250
$500,000 - $999,999 $250 $2,500 $2,750
$1,000,000 - $4,999,999 $250 $5,000 $5,250
$5,000,000 or more $250 $7,500 $7,750
EXAMPLE:
If your project rehabilitation expenditures are $125,000, you would pay $250 with the Part A application and $500
with the Part B application, a total fee of $750.

* Non-income producing projects only. — Due to the project cap limiting eligible rehabilitation expenses to $150,000, the
maximum fee for non-income producing projects is $1,000.

The HPO cannot review your application until the fee is paid. Submit this form and check with your Historic Preservation
Certification Application to the HPO. Your check will be deposited when the HPO receives the payment with the application.

Please make your check payable to the North Carolina Department of Natural and Cultural Resources (NC DNCR), write
“State Preservation Tax Credit” on it, and mail with this form to:

State Preservation Tax Credits
State Historic Preservation Office
4617 Mail Service Center
Raleigh, NC 27699-4617

For overnight courier only, use the following address and telephone number: 109 E Jones Street, Raleigh, NC 27601, 919-814-6570.

Complete as it appears on the Historic Preservation Certification Application:

Owner’s Name:Juan Powell, Authorized Agent, TCB Noda Mills LLC HPO Project Number (if known);

Project Address: _ 3315 N. Davidson St.
(Maybe different from Owner’s Address)

City: Charlotte State: NC Zip Code: _28205
Is this fee for a Part A or Part B Application? Part A Amount paid: _$250; Check # 1037
Telephone Number: 202.552.2513 Email Address: ephillips@tcbinc.org

Rev. 12/19



HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 — DESCRIPTION OF REHABILITATION

Property name Johnston Mill NPS Project Number 40,603

Property address 3315 North Davidson Street, Charlotte NC 28205

5. Detailed description of rehabilitation work Use this page to describe all work or create a comparable format with this
information. Number items consecutively to describe all work, including building exterior and interior, additions, site work, landscaping,
and new construction.

Number: 1
Architectural Feature: Project Overview
Approximate Date of Feature: 1916, ca. 1926; ca. 1929; 1990s; 2012-13

Existing Feature and Condition:

The Johnston Mill, located at 3315 North Davidson Street, is a contributing component to the National
Register-listed Charlotte Historic District. It is significant as a representative of Mecklenburg County’s
importance as the number two textile manufacturing county in North Carolina during the late nineteenth
and early twentieth centuries. The mill was constructed in 1916 by C. W. Johnston for his Johnston
Manufacturing Company.

The mill consists of a Main Building and a secondary machine storage building (known today as the SRO
Building), to the southwest of the main building. These two buildings and adjoining surface lots comprise
the redevelopment site. The project site is hence roughly bounded by East 36th Street to the west, N.
Davidson Street to the south, the Mecklenburg Mill (not functionally-related) to the east, and railroad
tracks along the north. The Main Building was converted to house 77 apartment units in 1995-96, with the
SRO Building converted for provision of 21 single-occupancy units at that same time.

The Main Building is a two-story brick building (with partial basement) featuring an L-shaped footprint and
comprised of the original north-south 1916 portion with a ca. 1926 brick addition at the north end (north
wing), and a ca. 1929 brick addition at its south end (south wing). The SRO Building is an ancillary masonry
component, historically used for storage, and thereby secondary in nature and function. This structure is in
severely deteriorated condition. Not only does it lack architectural integrity due to its post-period of
significance street-facing facade, but it lacks structural integrity and is unsafe as determined by both
structural engineers and local fire officials.

The entirety of the Johnston Mill property was vacated in 2006 and both buildings have since remained
vacant, having been acquired by this Applicant in 2011. Per preliminary consultation with the NC SHPO and
NPS through the submission of a 12/2011 Preliminary Review Request by this Applicant, a number of the
1990s non-historic alterations and construction specifically within the Main Building were reversed through
selective demolition, as described in more detail below. As a result, today, the interior of the Johnston Mill’s
Main Building features wood post and beam construction with exposed wood ceilings and wood floors. The
wood support beams are reinforced with flanking steel c- channels. The north and south additions have been
reinforced by the addition of steel I-beams and steel columns. Areas of the south addition have evidence of
severe damage due to water infiltration and wood floors are warped and buckling in several locations. In the
north addition, tree growth into the building has severely compromised the northwest corner.

The property previously received Part 1 certification under this ownership in August 2013. The Applicant’s
intent at the time of the 2013 Part 1 approval was to subsequently rehabilitate the property for adaptive
reuse as multifamily housing. The project was, however, unable to move forward at that time due to the

NPS HPCA Part 2 Continuation Page 1 of 27
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initiation of the CATS Light Rail 36th Street Construction situated at the northwest corner of the Johnston
Mill property. A lack of availability of substantial state and federal subsidies, in particular, affordable housing
subsidies, also delayed the project. As a result, the project is subject to local market dynamics that reflect a
capacity to support market-rate housing, which has been contingent on the completion of the neighborhood
Light Rail station. Therefore, no substantive work has been undertaken on the Johnston Mill property since
the approved selective demolition in 2013.

Given the length of time that passed, a new Part 1 detailing current existing conditions as well as updated
photographs, to the extent accessible, was provided to and approved by NPS in 2019. And, from 2013 to
Present, the site manager has focused solely on: restricting access to the Johnston Mill buildings by
continuing to install plywood over windows; removal of exterior graffiti on an as-needed basis; maintenance
of the fencing that secures the site; and containing new growth to the extent possible which is constantly
being reintroduced by nature. As such, the property exhibits a range of conditions, from good to poor.

Work and Impact on Feature:

Utilizing the entirety of the site, the Johnston Mill property will be redeveloped for the purposes of 233
market rate apartments, inclusive of 15 affordable, consisting of a mix of studio, 1-bedroom, 2-bedroom and
3-bedroom units. The Johnston Mill’s historic Main Mill Building will be rehabilitated to the Secretary of the
Interior's Standards for conversion to 84 of those units. Additionally, as was determined acceptable by NPS
TPS through a Preliminary Consultation Request in 2019, the Project also consists of removal of the ancillary
and unsound SRO Building, with new construction on site to house the remaining units as further described
and refined below.

This housing project will also provide an estimated 1.2 parking stalls to every one unit, with exterior common
area amenities to be focused at the northern end of the site between the new construction and the historic
mill building. In addition to a first-floor lobby and a basement level fitness center within the Main Building,
the project will provide more specifically, an outdoor recreation area and pool, setback substantially from
any street view as per direction received from NC SHPO and NPS. The project also includes up to
approximately 12,000-square-footage of retail space along East 36th Street in the new construction and
associated required parking stalls (below- and at- grade).

With the completed rehabilitation of the adjacent (not functionally-related) Mecklenburg Mill in 2016 along
with the fruition of the CATS light rail station, completed in 2018, the rehabilitation of the Johnston Mill site
is a long-awaited aspiration of the surrounding community. The project has the strong support of the NoDa
Neighborhood and Business Association and the project team has worked closely with local and regional
transportation agencies to obtain the necessary approvals from Charlotte Area Transit System and Charlotte
DOT.

Photos: 1-87
Drawings: BB+M Architecture, “Noda Mill Apartments,” dated 05.15.2020
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Number: 2
Architectural Feature: Main Mill, Exterior — Masonry Walls including Trim/Eaves and Downspouts/Gutters
Approximate Date of Feature: 1916, ca. 1926; ca. 1929; 1990s

Existing Feature and Condition:

The Main Mill is of load-bearing masonry. The oldest, main portion of the building is comprised of the north-
south portion of the L-shaped plan. It continues for 27 bays and features a red brick exterior laid in a modified
Flemish bond with alternating headers and stretchers every sixth row. This portion is capped with a low-
gabled roof featuring an overhanging wood cornice supported by heavy wood brackets (rafter/beam tails).
These elevations feature two continuous rows of segmental-arched window openings with concrete or
mortar sills. The west elevation features a three-bay tower near its southwest corner (west tower), which
rises above the building’s roofline and has small segmental brick arched window openings with stone stills at
each level.

The north wing, ca. 1926 addition, is of red brick construction laid in common bond one-to-six. It is three bays
wide on its east side and two bays wide on its west side, with a one-bay tower at its northeast corner. The
north wing is capped by brick corbelling and ceramic tile roof coping.

The south wing, comprised of a ca. 1929 addition, fronts North Davidson Street, is two stories with a brick
exterior laid in the same modified Flemish bond as the original mill. It features a two-story stair tower facing
North Davidson Street (south tower) with brick pilasters capped by a plain stone capital with “Johnston Mfg.
Co.” painted in white block letters above its second story window opening. Similar in form to the original
mill, the south wing features a roof with an overhang and wood brackets (or rafter/beam tails). The south
elevation is 14 bays, with its three western bays angled toward the north end of the site. This addition has
large window openings with flat metal lintels and concrete sills; each bay is delineated by brick piers. The
same configuration is repeated on the building’s east elevation, which continues for six bays.

The exterior masonry walls of the mill range in condition from good to poor. A structural assessment by the
City of Charlotte in 2006 was conducted of the exterior brick walls and found extensive chipping, mortar
deterioration, and poor repointing work throughout. In some locations as seen in the attached photos,
mortar is missing, or brick is bulging out of plumb. Other areas show prior masonry repair work or brick
replacement that is incompatible with adjacent brick. Plant growth is evident in still other areas; this is
particularly evident at the northwest corner at the north wing where a tree has grown into / through the
building, severely compromising the integrity of the masonry wall.

The building lacks metal downspouts and gutters.
Work and Impact on Feature:
Red brick exterior masonry walls will be preserved and repaired. Work to them will be limited and on an as-

needed basis only as required per the Secretary of the Interior’s Standards.
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The existing painted sign “Johnston Mfg. Co. will be preserved in place, as will the precast concrete
caps at the south elevation’s entry tower (south tower).
Existing plant growth shall be removed.
Repointing of brick and replacement of deteriorated mortar will occur on an as-needed basis only.
0 Repointing mortar will match the color, texture, strength, joint width, and joint profile of the
existing historic masonry.
0 Mortar specifications and repointing samples shall be provided for review and approval by
SHPO before proceeding with work, if so required.
Existing corbelled brick at cornice line of north addition will be preserved.
Cracked bricks throughout the exterior masonry walls will be replaced in kind with new brick only
where determined brick is cracked beyond repair. Bricks out of plumb or loose will be re-placed in
alignment.
0 Any replacement masonry unit will match historic in all aspects, including material, color,
texture, and size.
0 Brick replacement samples shall be submitted to, reviewed and approved by SHPO before
proceeding with work, if so required.
At several secondary locations, existing egress openings will be infilled with new brick to match
existing adjacent wall. These locations are on secondary or rear elevations. They will no longer be
necessary as a result of proposed floor-plan configurations as part of this Project.
0 One such opening is at the north side, east end of the south wing.
0 Another is at the east elevation, south wing; and
0 the third is on the rear of the north wing.
o0 Onsecondary or tertiary elevations, this scope will not impact the overall historic character
of the building.
Existing concrete/mortar sills will be retained in place and repaired/patched in kind.
0 Where deteriorated beyond repair, they will be replaced in kind.
0 Specifications associated with concrete sill repair will be submitted to SHPO for review and
approval before proceeding with work.
At some locations, brick sills may need to be rebuilt to match existing.
Exterior masonry cleaning is anticipated after the repair work is done; a low-pressure water wash
with a gentle cleaner will be used.
Extant wood cornice, fascia and eaves, including any wood brackets will be preserved where in good
condition, repaired as required; such will be replaced in kind where they are deteriorated beyond
repair. Where new are required, they will be cut from salvaged wood. The wood features will then
be repainted.
To ensure proper water drainage away from the building, new prefinished aluminum gutters and
downspouts will be installed. These will be white and downspouts will have a rectangular profile.

Photos: 1-28
Drawings: AD4.01-4.03, A4.01, A4.02, A4.03
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Number: 3
Architectural Feature: Main Mill - Exterior — Windows, including limited New Openings
Approximate Date of Feature: 1990s

Existing Feature and Condition:

All windows are covered with plywood on the exterior however, windows can be observed from the interior.
All extant windows were installed as part of the 1990s rehabilitation and are therefore non-historic
replacements. Those on the elongated ca. 1916 portion of the building and the north wing are, in most cases,
single hung one-over-one metal windows with fixed transom above. The extant 1990s windows installed in
the south wing are large multi-light metal windows with what appear to be exterior applied muntins. All
extant windows are in poor condition. Glazing is missing or cracked in many openings. These window units
are beyond their lifespan and lack modern energy efficiencies.

NC SHPO has shared with the Project Team documentation available of windows that were extant prior to
the commencement of the 1990s conversion to apartments, believed to have been historic windows.
Although limited in number of images available and somewhat poor quality, the prior windows within the
original portion and the north wing appear to have been 12/12 hung wood windows, painted white. Those
within the later ca. 1930s south wing appear to have been multi-light factory windows; they may have been
of steel as evidenced by some extant steel posts (mullions) in some window openings (See attached, ‘1990s
Photos.").

Work and Impact on Feature:
Exterior plywood covering the window openings shall be removed.

The extant windows beneath the plywood are non-historic replacements that are beyond their lifespan and
in poor condition. All shall be removed and replaced with new more historically compatible windows that
better reflect the historic appearance and meet modern energy efficiencies.

Utilizing the pre-1990s renovation photos as an historic basis, new windows will be installed that reflect the
configuration of lites seen in those images. Therefore, the following window types are proposed:

e Single-hung aluminum clad wood windows typically in a 12/12 configuration with an opaque arch
filler finished to match the window frame will be installed in the segmentally arched openings of the
original portion and the north wing.

0 The basement level window openings of the original portion are square-shaped and will
therefore receive a 6/6 configuration.

e Single-hung and fixed aluminum clad wood windows in multi-lite configurations of 6/6, 8/8, 12/12
configuration, depending on the size of the opening, shall be installed in window openings of the
south wing. Those at first floor of the south wing will typically feature a fixed multi-light transom
above the window units as they are taller than those at second floor.
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e Window openings at the stairtowers are typically punched single openings, some square-shaped and
others rectangular. These windows will therefore typically receive fixed aluminum clad wood
windows of either four or six lites, as indicated in the drawings.

e The proposed window product is Pella ‘Reserve Series’ in white with simulated divided lites, with
both exterior and interior applied muntins.

e Proposed glazing will be LoE., Sunguard 62/27 (product specifications attached).

A limited number of new punched window openings are proposed. Four discreet small window openings are
proposed for basement level at the south elevation of south wing. Two will be located in the bay on either
of side of two extant basement level window openings and will match those existing in dimensions (limited
to 3'4”L x 3'4”w). These openings will allow for limited, but much needed additional natural lighting into the
proposed art/community space in the basement level space beyond. The extant basement level windows at
this location on the south side serve as precedent. Sized small and at basement /grade, their impact is
minimized. Additionally, a proposed mature tree planting for this location in lieu of the existing small trees
will help obscure visibility from the N. Davidson Street further.

Photos: 1-25; 32, 34, 41, 62-63, 68
Drawings: AD4.01-4.03, A4.01, A4.02, A4.03, A6.32, A6.35
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Number: 4
Architectural Feature: Main Mill, Exterior — Entries/Egresses, including Limited Enlarged and New Openings
Approximate Date of Feature: 1990s

Existing Feature and Condition:

Exterior doors and windows were installed as part of the 1990s renovation. Documentation shared by SHPO
associated with that project indicates that the design of the extant entry/egress doors was to be based on
existing doors found at that time. Typically, the extant doors today are paired metal doors with four lites in
their upper portions. There are several points of entry/egress to the building.

The Main Entry is located on the south elevation of the south addition at the projecting stairtower that
features the painted sign, ‘Johnston Mfg. Co.” This paired door opening is approached via concrete steps
with a metal railing, also installed in the 1990s. As viewed from the interior, each of these two doors features
a 3/3 multi-light transom above.

In addition to the main entry, there are paired egress doors on the east elevation of the south wing as well
as on the north elevation; these also appear to be similar in configuration to the main entry doors in that
their upper portion has lites and the lower portion is flush.

The other stairtowers typically each have a single egress door, flush metal.
Existing doors are non-historic, are in poor condition and beyond their useful lifespan.
Work and Impact on Feature:

o All extant entry and egress doors are non-historic, having been installed in the 1990s renovation.

o They will be removed as will any associated transoms, which also date the same.

e At the main entry (south elevation); concrete steps and existing metal railing will be retained. Railing
will be cleaned, scraped and repainted.

o New paired aluminum glazed doors with a painted finish (white) will be installed. Similar
aluminum multi-lite transoms will be installed above based on the configuration of the 1990s
transoms.

e Ategressdoor openings in stairtowers, single solid metal doors will be installed. Such will be installed
for instance at: the east stairtower per 3/A4.03.

o At the west stairtower, a new storefront system will be installed per 2/A4.02; this is a secondary
elevation.

o There are several locations where existing window openings will be enlarged to grade for conversion
to door openings for the purposes of additional egress, or for access to exterior amenity spaces.
These will occur on secondary or tertiary elevations as follows, thereby eliminating any visual impact:
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Center-east elevation of original portion;

South elevation of the north wing, east side.

North (rear) elevation of the north wing; two locations are proposed.

In each of these locations, a new fully glazed single aluminum storefront door will be installed

with a multi-lite transom above and opaque arch infill panel to reflect the historic segmental

arched window opening. Due to the width of the existing window openings, which is larger

than a typical door, a narrow sidelight will be installed in each.

e New suspended flat awnings of metal, attached via a central anchor and provided for weather
protection, will be installed at exterior door openings as per the elevation drawings.

© 0O o O

e At the west elevation of the north wing at the former boiler room (proposed club room space), the
existing man-door at grade will receive a new storefront door akin to those detailed above. And, at
the adjacent existing large garage door opening, a new countertop height accordion door with glass
will replace the plywood in order to accommodate a bar for outdoor access from the new Club Room
in favorable weather.

o0 At second floor level above this location on the north wing, two new flat arched storefront
openings will be punched into the facade. One will receive a new multi-light storefront
system and the other a glazed storefront door, sidelite and four-lite transom. The door will
provide access to the new rooftop deck to be installed on the roof of the former boiler room.
See Number 11 below for scope related to roofs. This particular wall is in severe condition
due to the extant tree that has grown through it. It will need to be rebuilt, regardless.

0 Inaddition, these alterations are at the west side of the building, at the far north end of the
site and therefore, the rear of the site. Due to the adjacent new construction to be built
west of this area, and the setback from the street, these alterations will have no visual
impact.

e The new aluminum storefront systems of the building will be Kawneer brand, with painted finish
(white); where applicable, they will have exterior and interior applied muntins.

0 New Fire Riser Door Opening. At south elevation, adjacent and to the east of the main entry
projecting tower, the existing window bay closest and to the east of the tower will be enlarged to
first floor level for provision of a fire-department access door into the fire riser room beyond. New
concrete steps will be installed for access to grade.

0 The fire access door will be flush metal.

o This opening is required because fire department necessitates access and entry from N.
Davidson. The fire-line must be pulled from N. Davidson and therefore, the fire pump room
needs to be along the mill’s south facade.

o The window opening immediately above this door shall be infilled rather than receiving a
window due to the new fire pump room beyond.

Photos: 1,4,7,8,51-52
Drawings: AD4.01-4.03, A4.01, A4.02, A4.03, A6.42, A6.43
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Number: 5
Architectural Feature: Main Mill, Interior — Structure
Approximate Date of Feature: 1916, ca. 1926; ca. 1929; 1990s; 2012-13

Existing Feature and Condition:

The original 1916 component of Johnston Mill is constructed of multi-wythe brick walls and heavy timber
framed floors. A large portion of the existing building was built on a crawl space. Heavy wood timbers were
used for the beams, girders and (square) columns in this portion. The elevated floor system of the original
portion consists of wood decking which spans between the wood girder lines. At the basement level, the
elevated floor is also supported by wood beams and girders spanning to brick piers. The basement floor
currently is a concrete slab on grade. The two-story ca. 1926 brick addition is constructed of steel beams and
steel pipe columns which form the major structural frame. Heavy timber decking was installed over the steel
beams. Steel wide flange columns were built integrally with the large window openings in the exterior walls.
Either at the same time, or sometime thereafter, a basement was provided below a portion of the two-story
steel addition.

As previously described, Johnston Mill was converted during the 1990s by a prior owner into affordable
housing. Though it is unclear if that project received final certification, some rehabilitation treatments seen
in other tax-advantaged projects were used. Work at that time included subdividing space into residential
loft-style apartments on all floors, which generally featured double-loaded corridors with apartment units
on either side. Other improvements included some structural improvements such as: reinforcing the wood
beams by the addition of steel c- channels flanking the wood beams; covering the wood floors with gypcrete;
and wrapping steel beams in the north and south additions in gypsum board.

The housing was vacated in 2006 and the buildings have remained vacant since then. As a result of long-term
vacancy most of the work accomplished during the 1990s renovation failed from water damage, severe
vandalism, and neglect. After a site-visit with NC SHPO and per a subsequent preliminary consultation with
the NC SHPO and NPS through the submission of a 12/2011 Preliminary Review Request by this Applicant, a
number of the non-historic alterations were reversed. Selective demolition included removal of the following
in 2012-2013:
e All 1990s wood and metal frame construction including framing and flooring, wallboard, tile,
cabinetry and kitchen and bathroom fixtures and appliances;
e All 1990s electrical and HVAC servicing wiring, conduit and control units and HVAC ductwork and
registers;
e Al 1990s plumbing, boilers, hot water heaters, and piping;
e Al 1990s gypcrete floor topping to the original finish floor or subfloor level, whichever was present;
¢ Note that the selective demolition precluded removal of the existing stairwells (which were also
installed in the 1990s).
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As aresult, today, the interior of the Johnston Mill main building features wood post and beam construction
in the main, oldest portion of the building with exposed wood ceilings and wood floors. The wood support
beams are reinforced with flanking steel c- channels. The north and south wing additions have been
reinforced by the addition of steel I-beams and feature steel columns. The first floor in the south wing has
been damaged due to water infiltration and wood floors are warped and buckling in several locations.

At second floor, which has same general construction materials and design as the first there is evidence
(remnants) of the since removed gypcrete. There are portions of the second floor with scaffolding at the
north end, offering attempts at structural reinforcement.

Portions of the basement have been damaged from water infiltration and there is standing water in some
locations.

Though partially mothballed, the building’s interior does has condition issues due to long term vacancy.
Interior conditions include the presence of water, water damage as well as evidence of vandalism.

The Project Team’s structural engineer has done a detailed analysis, attached: Stewart Engineering,
“Johnston Mills — North Davidson Street, Charlotte, NC, Structural Assessment Existing Structure,” dated July
22,2019.

Their assessment provides the following conditions observations:
0 “The steel structure as a whole showed very minimal signs of damage.

e The surface rust will need to be addressed to prevent further damage from the current
rusting and to add corrosion resistance for future surface rusting.

o0 The timber structure however was observed to consist of damaged beams, columns, and decking,
some of which are so severely damaged that replacement is the only option.

0 Some wooden beams were observed to have damage at the ends of the beams where shear loads
would be the highest and a full structural section is required.

e Insome areas, the beams were clearly rotten as seen from below.

e Some beams had obvious discoloration from moisture.

e Some members were attempted to be reinforced at an earlier time with dimensional lumber
or steel channels as a means to stabilize or increase the load carrying capacity of the
structure. These methods of reinforcement have their limitations and in some instances,
have resulted in rot so severe that an adequate attachment of the reinforcement has failed.

o0 The wood columns did not appear to have suffered as much from water damage as the
other structural members, but do exhibit damage.

e Most of the column damage noted was due to overloading, impact, natural deterioration or
improper modifications made to the building structure with holes drilled into the members.

e Some of the more severely damaged columns were buckling, which is a sign of them being
overloaded, while others were splitting apart at their supports or throughout their length.
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Large splits or checks like this can be due to overloading or from the wood shrinking as it
dries out.
o0 In general, the condition of the structural wood decking comprising the floor system is in poor
condition although some areas that feel solid may have damage that is unseen from above.

o Thefloor still has the original finished flooring over top of the structural decking. The finished
flooring has buckled and warped likely due to water damage causing the wood to swell.

e Some areas of decking are so severely damaged that it is unsafe to walk on.

o A few areas of flooring was so badly damaged along with the supporting members that
multiple bays of framing were removed in the crawlspace portion of the building.”

0 Issues with the foundation also were observed.
e “In the timber framed portion of the building where basement exists, the footing for the
exterior bearing walls appear to be constructed out of brick and are completely exposed.
Water has accumulated next to the footings and it’s possible the footings are undermined.
e The basement portion of the wood timber structure appears to rest on compacted coal fines.
e Under the steel framed sections there appears to be a slab on grade, but some significant
cracks radiating out from the center.”

Work and Impact on Feature:

Because the assessment by the structural engineers indicates that many of the columns, beams, and floor
deck are not able to adequately support the building, the overall intent of the revised structural design is to
utilize the existing structure where required to support the structural loads. Replacement of the existing
structure and supporting floor framing with new walls will be required for the renovations.

The structural team, Stewart Engineering, and the Applicant are the same structural team and Applicant that
successfully completed the certified rehabilitation of the adjacent (not functionally-related) Mecklenburg
Mill. Given that that Mecklenburg Mill had very similar structural integrity issues as those exhibited by
Johnston Mill’s timber structure, the structural team proposes to implement the same scope as was designed
and approved for and executed in that approved project. In communications via email with NC SHPO, the
intent below was discussed and confirmed as sound in concept for this historic tax-advantaged rehabilitation.
(See EMAIL, dated April 3, 2020)

More specifically, the intent discussed is to:

e Replace the rotten wood with dimensional lumber in areas the public will not access, i.e. within in
the residential units (which are private spaces).

e Aceiling will be added in the units where the floor framing uses new 2x joist framing. However within
Apartment Units, although new gypboard ceilings will be installed, the wood beams will still be
remain visible as viewed from below where depicted on the Unit Reflected Ceiling Plans and as per
floor assembly type F2 on Sheet A6.01.
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e Incontrast, at all proposed Public Spaces where the ceiling is exposed to structure, the rotten wood
shall be replaced with timber matching the existing framing. This will include the following spaces:
all entry vestibules and corridors, and certain amenity spaces (i.e. spaces accessed by all occupants
of the building). This will ensure an historic appearance in the most Public Spaces.

Steel Columns and Beams:
e As indicated in the structural demolition plans, the extant steel columns and extant steel beams,
which generally comprise the south wing, will be retained place.
Where indicated in the plans, extant water damage and any visible rust to this steel structure shall
be remediated.
Steel columns and steel beams will remain visible /exposed in the Public Spaces as these spaces will
feature an exposed ceiling structure.
Within Apartment Units, although new gypboard ceilings will be installed, the steel beams will still
remain visible as viewed from below as seen per the Unit Reflected Ceiling Plans. The treatment will
be the same as depicted for the wood beams (described above).
Where the round steel columns are not enclosed within new interior partitions, they will remain
exposed.
o This is with the exception of steel beams and columns within the proposed basement level
amenity spaces (fitness rooms and art/community room). In these areas, a gypboard
covering is being required for fire code purposes.

Timber Columns:

e All repairable historic columns will remain in place.

e All columns within proposed Public Spaces and within visible areas of Apartment Units that are
deteriorated or rotted beyond repair will be replaced in kind with re-sawn common timber, sized
nominally to match historic materials and thereby maintaining the historic character of the Public
Spaces.

e If 'hidden’ columns (meaning specifically columns within any proposed new unit demising walls or
new interior partitions) are damaged beyond repair, these will be removed. Replacement columns

may not structurally be required in these locations and furthermore, there would be no visibility of
them.

Timber Beams:
e All repairable timber beams will remain in place.

e Where indicated in the structural demolition plans, extant timber beams determined deteriorated
beyond repair shall be removed.

0 The area with the most extensive deterioration issues is the original portion of the building
at the main / 1% floor level at the locations noted on Sheets S01.11A-S01.11B between grid
lines 17 and 32. A number of timber beams and columns and decking in this area must be
removed as noted on the sheets.
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o This area will require new 2x joist framing and multi-ply 2x girders with pressure treated
blocking separating the new framing from existing masonry. The new framing will be spaced
and installed as indicated in Sheets S02.11A and B within the Apartment Units.

= See for example Detail 11/S06.11. The new 2x framing will be located within
Apartment Units only.

= Note that new 6x6 timber posts on concrete footings will be provided where noted
in this particular area, as well to create the replaced floor. The new 6x6 timber posts
do not continue about the first floor.

e Where historic timber beams are removed and are located within proposed Public Areas or within
visible areas of the Apartment Units, they will be replaced in kind with re-sawn common timber, sized
nominally to match historic materials. Portions of the existing deteriorated or rotted beams (good
portions) may be re-used in these locations, either structurally or decoratively.

Foundation: Issues with the basement(s) foundation shall also be addressed to remediate the use of the
compacted coal fines and the substantial cracking of the extant concrete slab on grade. Therefore, where
indicated on Sheets S02.10A and S02.10B, new 4” concrete slab on grade will replace existing in the
basement. In the original portion of the basement the new slab will be approximately 16” lower than existing
thereby addressing the floor level changes between the original portion of the basement and that of the
south wing. Where the foundation has eroded on the east side of the original portion, it will be shored in the
demarcated area with flowable fill (see Sheet S01.11A).

Photos: 31-32, 34-47, 54-67, 70-78

Drawings: S00.01 —S07.01; “Johnston Mills — North Davidson Street, Charlotte, NC, Structural Assessment
Existing Structure,” dated July 22, 2019; EMAIL, dated April 3, 2020
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Number: 6
Architectural Feature: Interior — Floor-plans / Basement Plan
Approximate Date of Feature: 1990s; 2012-13

Existing Feature and Condition:

A stated above, as part of this Project, the Applicant removed most of the 1990s residential unit construction
in 2012-2013 per guidance provided via a Preliminary Review Request in 2011. As a result, the current
basement floor-plans consist of open plans with evenly spaced steel or timber columns within the spaces.
There are two existing pass-throughs in the masonry demising wall between the original portion and south
wing. A ramp and a short step provide access, accommodating the floor level changes between the two.
These likely date to the 1990s. The south wing is delineated roughly in half by a concrete demising wall
running north-south. Two pass-throughs provided access between the two large spaces.

Work and Impact on Feature:

The basement will be rehabilitated to provide a combination of apartment units and resident amenity spaces.
The original portion of the basement will feature a single-loaded corridor running north-south along its east
wall. Apartment Units will be delineated off of the west side of the corridor. Access will be available from the
west stairtower and elevator lobby at the center west area. The extant pass-throughs will receive new wall
infill (of gypboard) and a new opening will be provided at the southeast corner to allow access to the new
north-south corridor in the south wing.

The south wing basement will be delineated to provide apartment units in the western portion (on the west
side of its north-south demising wall) and amenity space in the eastern portion. An east-west double-loaded
corridor will be demarcated with units or common spaces delineated off either side. The extant pass-
throughs in the south wing’s demising wall will be infilled and a new passthrough opening to accommodate
the central located double-loaded corridor will be provided. A short egress corridor will also extend south
from the central corridor to the main south entry stairtower. Amenity spaces in the basement will consist of
a fitness room and art room. Additionally, tertiary spaces such as trash, storage, bike storage and
mechanical/electrical rooms will be located here.

All unit partitions will intersect the perimeter walls at brick piers between window openings, eliminating any
visual impact from the exterior or physical impact with the windows. For example, interior partitions in
basement Unit Types 1C-M will jog at an angle to avoid impact with exterior windows. The treatment is with
exception of a unit at the west end of the south wing (Unit 2E-M) in which a proposed closet partition engages
an existing window opening. Refer to Sheet A2.66. However, to avoid any visibility from the exterior new
walls will not impact the glazing and will instead align at natural mullion breaks or, more ideally, the center
steel post that is existing to remain. This treatment occurs in a single instance on basement, on a secondary
elevation and given the windows shall be replacement, the impact is minimal.

Photos: 31-37
Drawings: AD1.00; A1.00; A2.57, A2.66, A2.71
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Number: 7

Architectural Feature: Interior — Floor-plans / First Floor and Second Floor Plans of Original Portion and
South Wing

Approximate Date of Feature: 1990s; 2012-13

Existing Feature and Condition:

A stated above, as part of this Project, the Applicant removed most of the 1990s residential unit construction
in 2012-2013 per guidance provided via a Preliminary Review Request in 2011. As a result, the current first
floor consist of open plans with evenly spaced steel or timber columns throughout. There is an open stairwell
situated between first and second floor near-to the northeast corner of the original portion. This stairwell
appears to have been installed as part of the 1990s construction. (The selective removal component of this
Project precluded removal of any existing stairs.)

Work and Impact on Feature:
Please refer to Number 8 below for information related to the proposed scope within the North Wing.

The first and second floors of the original portion and the south wing will be rehabilitated into apartment
units situated off centrally-located, double-loaded corridors. The two components are interconnected so the
new double-loaded corridors will intersect forming an inverted T-shape, akin to their combined footprint.

The new corridor in the original portion will therefore run north-south and that in the south wing will run
east-west. The original portion’s north-south corridor will terminate at the extant demising wall of the North
Wing and provide an east-west corridor along the north wing’s south side with door and sidelight where
indicated at the west for access into the amenities of the northwest corner/north wing. This corridor will also
provide access to mechanical space at its far west end. These treatments will repeat at second floor. At first
floor, the two existing pass-throughs from original portion to north wing shall remain in place for continued
use for access into the proposed club room at the west and to a new short residential unit entry corridor at
the east side of the north wing. At center of the north wing demising wall, a new single door opening will be
provided for controlled access into the public common area restrooms. At second floor, the extant pass-
throughs to north wing will remain in place for access into the proposed Club Room Mezzanine in the west
and a new short residential unit entry corridor in the east.

Within the original portion, a three-bay wide elevator lobby will be located off of the west stairtower
(spanning between grid lines 21-24 and G-J). The lobby will be enclosed with a storefront system on its east
side as indicated thereby maintaining full visual volume through the space while also helping to establish
itself as a mailroom (mailboxes will be located along the north and south walls).

Within the south wing, off of the east stairtower, a new partition wall with an egress door and sidelight will
be established at each of first and second floors. At first floor, a dog wash room will be provided within the
extant space in the center of the stairtower.
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A new short egress corridor will be provided from the central corridor to the main entry stairtower on the
south side on these floors.

New demising or unit partitions will intersect the perimeter walls at brick piers between window openings,
eliminating any visual impact from the exterior or physical impact with the windows. Every effort has been
made to ensure this; for example, in Unit Types 2A-M, 1F-M, 1C-M and 1B-M will jog at an angles to avoid
impact with exterior windows.

The treatment is with exception of limited instances:

e The corridor demising wall / east end at northeast corner of original portion where an existing
window opening will be infilled with brick veneer (exterior) and gyp interior to avoid conflict with the
corridor/unit demising wall. This window opening is at a secondary elevation near the rear of the
building and the treatment will not negatively impact the overall exterior character of the building.

e Unit Types 2E-M and 2D-M in west end of south wing in which a proposed closet or bath partition
engages an existing window opening. Refer to Sheet A2.65, A2.66. However, to avoid any visibility
from the exterior the new walls here will not impact the glazing and will instead align at natural
mullion breaks or, the center steel post that is existing to remain. Given the windows shall be
replacement windows, the impact is minimal.

Photos: 38-48, 54-56
Drawings: AD1.01-AD1.02; A1.01-A1.02 A2.51 — A2.56, A2.58, A2.60-A2.67, A2.70
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Number: 8
Architectural Feature: Interior — Floor-plans / North Wing including boiler room
Approximate Date of Feature: 1990s; 2012-13

Existing Feature and Condition:

The North Wing addition was constructed in ca. 1926 attached to and at the rear of the original portion,
backing. It is two stories in height with a small 1 % story height masonry addition attached to its west side.
This addition historically served as the mill’s boiler room. The North Wing has experienced severe damage.
As indicated in the structural engineer’s report (previously referenced), the first floor structure of the
northwest corner of the North Wing is completely missing. The wing has significant damage in both the
northwest wall and the northeast corner too, where trees are growing through the exterior walls. As stated
above, as part of this Project, the Applicant removed most of the 1990s residential unit construction in 2012-
2013 per guidance provided via a Preliminary Review Request in 2011. As a result, the North Wing addition
is currently open plan space. The North Wing, where floor structure remains, has a combination of timber
columns and steel. A masonry demising wall delineates the north wing from the one-story boiler room at the
west side.

Work and Impact on Feature:

The North Wing will be rehabilitated for a combination of residential apartment units (in the eastern portion)
and a community Club Room in the western portion.

Access via existing or new passthroughs into the North Wing areas from the adjacent original portion has
previously been discussed in Number 7 above.

The eastern portion of the North Wing will be delineated into a single unit at first floor and two units at
second floor, accessed off of the newly delineated short unity entry corridors previously described.

The west portion will be rehabilitated as a Club Room, a portion of which will be double-volume in height
with a mezzanine. The Club Room will capture the first floor’s one-story former boiler room square footage
as well, thereby providing exterior access to site amenities in addition to a terrace on the boiler room roof.
As such, where indicated in Sheet AD1.02 in the west side of the North Wing, a portion of the extant second
floor decking and beams will be removed from where indicated; sound materials will be salvaged for potential
reuse elsewhere in the building. Note that timber columns will be retained in place as noted in the plans as
will most beams; beam removal (partial) will be mainly to accommodate the new L-shaped stair (metal pan)
which will wrap the northwest corner allowing access up to the second floor Club Room ‘mezzanine’ where
existing floor structure is retained. Due to the substantial deterioration of the extant masonry wall on this
west side (due to the tree that has grown through the wall), the brick wall at this area will be rebuilt as
follows: a new stud framed wall will be installed with brick veneer (salvaged from the wall itself) at the
exterior and gypboard finish on the interior. An aluminum railing with perforated mesh infill will be provided
along the Club Room mezzanine. A portion of the demising wall between the boiler room and the extant
NPS HPCA Part 2 Continuation Page 17 of 27
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walls at the southwest corner of the North Wing will be removed at first floor level. Similarly, at second floor
level, two new punched openings will be provided in the demising wall, one for egress to the boiler room
roof deck and the other for a new storefront system, allowing more natural lighting into the Club Room
beyond. (These were previously described above.) Proposed scope for the roof terrace is described in
Number 13 below. Between the Club Room space and residential unit on first floor of the North Wing
common area restrooms and egress corridor to the rear of the building will be established. New partitions
in the North Wing will avoid impact with any windows.

Photos: 73-78

Drawings: AD1.01, AD1.02, A1.01, A1.02, A2.20, A2.23, A2.24, A2.25, A2.26, S01.01, S01.02, S01.11B,
S01.12B, S02.01, S02.02, S02.11B, S02.12B
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Number: 9
Architectural Feature: Interior — Vertical Circulation / Stairs and Elevators
Approximate Date of Feature: 1990s

Existing Feature and Condition:

In the 1990s renovations, the building’s stairwells were removed and reconfigured in order to provide for
installation of elevators and meet code requirements of the time. The extant stairs — of which there are three
— one in each of the stairtowers (west stairtower; east stairtower and main south entry stairtower) are
concrete construction with metal pipe railings. That of the east appears to have been in the location of what
was likely the mill’s restrooms given the hodgepodge of glazed tile walls and areas of tile flooring. Also during
the 1990s renovation, a new open metal pan stair was established near the northeast corner of the original
portion with the same railing as utilized elsewhere. All of the extant stairs and railings are non-historic, but
in good condition.

Work and Impact on Feature:

As previously described, the extant non-historic open stair at the northeast of the original portion will be
removed and floor opening infilled with new floor structure. This will allow for capturing the space for
required leasable square footage.

The three extant stairtowers will remain in place in order to continue to provide the vertical circulation
between floor levels in the building.
e The main entry stairtower at the south and that at the east stairtower concrete stairs shall be
retained as will their existing railings.
e Because a new freight elevator will be installed in the west stairtower
0 the extant 1990s concrete stair and railing in this west tower will need to be replaced with a
new one in the existing configuration in order to allow for installation of the modern freight
elevator.

A new egress stair will be installed in the north wing, near its southeast corner to meet modern egress
requirements. It will allow for access between first and second floor levels and direct egress to the south side
of the north wing. This new stair will be enclosed and of metal pan construction with steel railings matching
those elsewhere in the building.

Photos: 49-52, 69, 72
Drawings: AD1.00-AD1.02; A1.00-A1.02
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Number: 10
Architectural Feature: Interior — Finishes
Approximate Date of Feature: 1916, ca. 1926; ca. 1929

Existing Feature and Condition:

As a result of the removal of the 1990s construction by this Applicant, which included removal of 1990s
finishes, the mill building today features the following:

Exposed multi-wythe brick walls which according to 1990s documentation were abrasively cleaned
as part of that prior renovation;

Heavy timber framed floors, portions of which are severely damaged, or evidencing prior
infill/patching and gypcrete installed in the 1990s;

Exposed timber columns and beams in the original portion and North Wing

Exposed steel c-and I-beams and round steel columns in the south wing and some areas of the North
Wing.

Existing conditions of these materials are described above in Number 5.

Work and Impact on Feature:

Walls:

All exposed brick walls at the exterior perimeter of the building will remain exposed brick.

All exposed brick demising walls extant within the building will remain exposed brick.

The above is with exception of the rebuilt west wall of the Club Room (detailed above) which will be
furred with gypboard on the interior side.

New partitions will be created with metal studs and covered with gypsum board - painted or with
wallcoverings as noted.

In existing stairtowers, existing exposed brick will remain in place. The remnant tiling on the
stairtower walls such as seen in the east stairtower, will be removed to reveal the historic masonry.

Ceilings:

As described in Number 5 above, most Public Space ceilings will remain exposed to wood structure
above, thus allowing for the historic character of the building to remain visible from below as it was
historically. This treatment will specifically occur as depicted per the reflected ceiling plans in the
elevator lobbies, corridors, and in storage spaces in the basement.
o Inaddition, in the proposed Club Room, the ceilings of both the two-story height portion and
the one-story boiler room will remain exposed to structure.
o Note that other certain common areas — the restrooms, fitness center and art room will have
dropped gyp ceilings as is proposed in units as previously described in Number 5 above.

Flooring:

The existing wood decking system will remain where in good condition and will be covered with new
t&g plywood decking with a gypcrete and sound attenuation system as per Sheet A6.01.
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0 InPublic Spaces the following floor finishes are then proposed:
= Corridors: Within the corridors, floor finish WD-400 will be installed and this is
specified as Shaw Contract Authenticity “Persona Oak” (product info attached). This
is an engineered wood floor, and will therefore help reflect the historic condition in
the corridors.
= This engineered wood floor will also be installed in the Club Room at both levels
where noted.
0 Fitness Rooms will receive carpet tile.
0 Restrooms and art room shall receive tile flooring with grouting as noted.
0 In Apartment Units, LVT will be installed throughout the entirety of the units.

e There are several existing historic hanging fire-doors located within in the building at some
passthroughs; these are fixed in an open position. They will remain in place, be cleaned and clear
sealed as/where noted in the plans.

e New doors installed in units will typically be hollow-core single paneled doors. Some unit spaces will
receive sliding doors of the same design to provide privacy when so desired. Unit entry doors will
also be single-paneled doors, of fiberglass.

e New doors associated with amenity or other delineated spaces in the building will be: flush hollow

metal for mechanical and storage spaces. The amenity spaces such as interior entries to the club
room and fitness will have glazed doors with sidelites.

Photos: 31-78
Drawings: A2.23, A2.24, A2.25, A2.33, A2.34, A2.35, A2.50-A2.71, A3.00-A3.21, A6.11, A6.12, A6.31
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Number: 11
Architectural Feature: Interior — New Systems, Mechanical/Electrical/Plumbing/Life-Safety
Approximate Date of Feature: N/A

Existing Feature and Condition:

As stated above, after a site visit and per preliminary consultation with the NC SHPO and NPS through the
submission of a 12/16/2011 Preliminary Review Request, selective demolition removed 1990s-era systems
fabric in order to assess the structural integrity of the building. The selective demolition included removal of:
o all 1990s electrical and HVAC service wiring, conduit and control units; HVAC units and
ductwork and registers;
o0 all 1990s plumbing, boilers, hot water heaters, piping.

There are therefore no functioning systems extant in the building.
Work and Impact on Feature:

The building will receive new Mechanical (HVAC), Electrical, Power, Plumbing and Fire Protection (sprinkler)
systems as indicated in the respective discipline plans, attached.

Within the Apartment Units, the new systems will be concealed within the new gypboard ceilings. Note that
to avoid the need for thru-wall venting in the historic masonry building, bath exhaust will be routed up to
and through the roof. Additionally, recirculating range hoods or microwave hoods will be utilized in the
kitchens. And, ventless heatpump dryers will be provided for residents. Fresh air into units will be handled
by operable windows.

Within the Public Spaces, such as corridors and certain common areas that feature exposed ceiling structure,
any required ductwork and sprinkler piping and electrical work will also be exposed to ensure the wood
decking and structure remains visible, thereby reflecting an historical industrial appearance.

Photos: N/A
Drawings: P1.01-P3.05; M1.01-M3.07; E1.01-E4.05, FP01.-FP1.3
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Number: 12
Architectural Feature: Roofs
Approximate Date of Feature: 1990s

Existing Feature and Condition:
The existing TPO roofing was installed in the 1990s.
Work and Impact on Feature:

o New TPO roof with insulation to meet code requirements will be installed, sloped as necessary for
proper water drainage. Specifically, it will consist of new TPO roofing over %” coverboard over 4”
rigid insulation over the wood decking (Refer to Number 5 above for scope related to wood decking).

e New rooftop mechanical units will be installed (individual heat pumps) on metal platforms for noise
isolation where indicated on the roof plan. To minimize visibility from the street, those proposed for
the south wing apartments will grouped on a platform of 16 and 22 units and be situated on the
north side of the roof’s ridge. The distance of these from the south side of the roof shall be 51” and
47” from the east side.

0 As this is an historically industrial building and because the heatpumps, even with the
platform, will not extend taller than the stairtowers, they will not detract from the overall
historic industrial character of the building.

Rooftop terrace at Club Room: As previously mentioned the roof of the one-story boiler room addition
situated at the rear, northwest corner of the building will converted for use as an exterior terrace. The extant
roof line and parapet will be retained. The terrace will be pulled back from the inside face of the existing roof
parapets at the three sides by 6”. It will likely be constructed of wood. The terrace will feature
movable/temporary furniture such as tables, chairs and greenery. A small wetbar will be established at the
southeast corner. To provide some sunshade, the deck is intended to be covered with a perforated or mesh-
like metal covering. Due to its proposed location at the rear of the building, this rooftop amenity will not be
visible from the street and therefore will not impact the historic character of the building.

Photos: 1-13, 16-28
Drawings: AD1.03, A1.03, A2.20, A2.23
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Number: 13
Architectural Feature: Exterior — Sitework, Landscaping including New Construction
Approximate Date of Feature: 1990s; 2012-2013

Existing Feature and Condition:

The Johnston Mill site is approximately 5.5 acres and features a small, functionally-related complex consisting
of a main building (with two additions) and separate ancillary building (SRO Building). The site is bounded by
the Norfolk Southern Railway tracks on the north; the Mecklenburg Mill property (not functionally-related)
and an associated parking lot on the east; North Davidson Street on the southeast; and East 36" Street on
the southwest.

The site’s southwest edge is also lined by a railspur, which is buffered from N. Davidson by a row of one-story
commercial buildings and their rear paved surface lot. These structures help conceal views of this side of the
site from N. Davidson Street. The main mill is situated along the east side of the lot with the ancillary SRO
building occupying the southwest corner. The parcel is generally more maintained on its east side, with the
mill set within a manicured lawn, while the west side is deteriorated with substantially overgrown tree foliage
and plantings. More specifically, a modern concrete sidewalk begins at the southeast edge of the site and
continues southward to the adjacent property’s surface parking lot area. The areas between the sidewalk
and the main mill and the adjacent property’s surface parking lot have maintained low-cut grass. The west
side of the main mill has a drive from East 36" Street that separates this portion of the parcel with a
deteriorated surface lot to the south and a dirt area to the north. The southwest corner of the lot is obscured
by overgrown trees that surround the ancillary SRO Building. A chain link fence surrounds the south elevation
of the main mill and continues around the ancillary SRO Building, inhibiting visual and physical access to the
building. A chain link fence also surrounds the main mill’s west and south elevations. Trees and shrubs are
generally overgrown too along the mill’s north and west elevations obscuring much of its first floor level. A
more recent sidewalk lines the west side of the parcel along 36" Street and continues to an unrelated ramp
providing access to the new light rail platform to the north of the parcel.

As previously described above, in late-2012 through 2013, removal of the non-historic 1990s construction
inside the Johnston Mill (main mill) occurred, as did removal of the non-historic concrete block “Opener
Room” structure at the northeast end of the main mill. That addition was also referred to as the "daycare
building” from the 1990s renovation. It was constructed outside the period of significance and was a non-
historic component. As described in the recent (2019) NPS HPCA Part 1, this selective removal work was
accomplished after a site visit with NC SHPO and as per a preliminary consultation with the NC SHPO and NPS
through the submission of a 12/16/2011 Preliminary Review Request. With receipt of the previous (2013)
Part 1 approval around the same time, the intent was to subsequently rehabilitate the property for adaptive
reuse as multifamily housing. The project was however unable to move forward for multiple reasons
including CATS Light Rail 36" Street Construction, lack of availability of substantial state and federal subsidies
and neighborhood market dynamics. No substantive work has been undertaken on the Johnston Mill
property since 2013. From 2013 to Present, the site manager has focused solely on: restricting access to the
Johnston Mill buildings by continuing to install plywood over windows; removal of exterior graffiti on an as-
NPS HPCA Part 2 Continuation Page 24 of 27



HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 — DESCRIPTION OF REHABILITATION

Property name Johnston Mill NPS Project Number 40,603

Property address 3315 North Davidson Street, Charlotte NC 28205

5. Detailed description of rehabilitation work Use this page to describe all work or create a comparable format with this
information. Number items consecutively to describe all work, including building exterior and interior, additions, site work, landscaping,
and new construction.

needed basis; maintenance of the fencing that secures the site; and containing new growth to the extent
possible which is constantly being reintroduced by nature.

Work and Impact on Feature:

As was determined acceptable in December 2019 by NPS TPS through a Preliminary Consultation Request
(See attached NPS Email, dated 12/2019), the Project shall remove the ancillary and unsound SRO Building
from the site. As requested in that NPS Email, several additional photographs of the sides and rear of the SRO
Building are attached for NPS files (see Part 2 Photo #s 79-87).

In its place and as seen in the provided drawings, new construction (separate and detached from the main
mill) will be built to house 148 market rate units with some affordable and with potentially approximately up
to 12,000-square-footage of retail space along N. 36" Street frontage. The new construction will have an L-
shaped footprint running north-south along N. 36" Street and then turn eastward with a rear ell.

Per 2019 feedback from NPS, it is understood that the further the new building is from the historic mill, and
the more it appears to be a separate parcel, the more flexibility there will be in terms of size, scale, and design
for the new building. NPS expressed concern about the 2019 design of the new building, in particular, the
rear ell that was proposed to come very close to the rear of the mill. In response to those concerns, the
Project Team has since pulled the rear ell of the new building further west, away from the historic mill
building. More specifically, it will be some 40’ from the North Wing’s boiler room.

NC SHPO and NPS also expressed concern regarding the 2019 proposed location of the outdoor pool amenity.
The 2019 design proposed locating this exterior amenity space adjacent and at the east side of the historic
mill’s south wing. The agencies felt it too conspicuous a location for the historic industrial site. As a result of
this feedback and to help further separate the historic mill from the new construction, the proposed pool
amenity has been moved to the rear, northwest corner of the historic mill thereby helping to further establish
clear breathing room between the new construction and mill. It is felt these proposed changes will also
further remedy all concerns of pool visibility from N. Davidson Street. Views from N. Davidson to this
northwest area of the site are inhibited due to the combination of the rail spur that borders the southwestern
edge of the property and the small commercial structures and their associated paved parking behind N.
Davidson (between the spur and the street). This revised pool amenity location at the rear was shared with
NC SHPO and concurred via email on 04/09/2020 as “fine to submit” (See attached Email with Pool
attachment, 04/09/2020.)

The proposed new construction design has also changed slightly from the 2019 proposal based on a
combination of NPS comments and local transportation authorities. NPS indicated that provided the Project
Team flattened or angled the previously proposed cantilever at the southern end of the new construction (as
per guidance provided by NC SHPO), that section of the new construction would likely be acceptable.

e Asseen in the attached, the former cantilever has been removed from the design.
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Additionally, changes to the site plan have since been made per unforeseen requirements by CDOT. The
previously proposed access/entry driveway into the site has been moved from the location depicted in the
2019 proposal. Previously, the drive was to enter the site from N. 36" Street directly behind /just north of
the railspur at the south end of the site. Unfortunately, CDOT has since disallowed this design; the entry
drive is not permitted to be adjacent to the existing Norfolk-Southern railspur.

As a result, the Project Team has detailed a revised design that allows the drive from N. 36" to pass through
the proposed new construction at roughly the center west side of the site. As such, the north-south spine of
the new construction will initiate just north of the railspur. The new construction will be four-stories in height
above-grade here, then run approximately six bays north with a two-lane-wide pass-through before
subsequently stepping up to five-stories above-grade with a basement level. These changes help ensure the
unit count needed for a financially feasible project is maintained.

The new construction will have a flat roof and feature exterior materials of:
e Dark- and buff- brick fagade materials (no red brick) along with fiber cement of varying colors
(white, dark gray, lime green), punctuated by window openings, and with metal accents.
e These proposed materials and colors are differentiated from as well as intended to be subdued
and shall therefore not detract from the historic red brick masonry of the Johnston Mill.

This housing project will also provide an estimated 1.2 parking stalls to every one unit by providing parking
stalls both below- and at- grade through construction of a tabletop structured parking at the west side of the
mill with vehicular entry/egress to below-grade spaces where indicated.

At the east side of the mill, the extant paved parking surface will be reconfigured and restriped.

As such, the following additional exterior site/landscape work is proposed:

e All extant fencing surrounding the site shall be removed.

o All extant stormwater and onsite utilities will be removed. New stormwater drainage system with
detention shall be installed. New gas line, sanitary sewer and water utility lines will be installed.

e Existing asphalt and concrete paved surface lot and drive on the west side of the main mill will be
removed.

e Existing asphalt and concrete curbs/gutters associated with the surface lot on the east side of the
main mail shall be removed.

e The east side surface parking lot will be reoriented, repaved and restriped to accommodate 162
vehicle spaces with two (2) additional spaces delineated for accessibility near the southwest corner.
Eight (8) existing spaces will remain near the entrance to the parking lot and adjacent to the
Mecklenburg Mill building, bringing the total to 172 spaces. Asphalt paving will be used for the
parking surface. Concrete paving will be used to establish a pedestrian walkway around the
perimeter of the surface lot and to provide pathways to the rear egresses situated at the south side
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of the North Wing and near the of the original portion, as well as provide connection to the existing
N. Davidson street sidewalk.

e At the west side of the site, the new drive through the new construction will provide access to an at
and below-grade tabletop parking lot for a total of 106 vehicles with five spaces reserved for
accessibility at the southeast corner of the new building. Asphalt paving will be used to surface the
lot. Concrete walkways will be established along the east side of the new construction, the south side
of its ell, as well as along the southwest corner. This particular walkway will connect to the street
sidewalk along N. 36" Street. The concrete paving here will adhere to the northern curve of the
railspur and then extend east to the northwest elevation of the mill’s south wing. Paving will be
established at this area and demarcated for use as a passenger dropoff/pickup area.

e A concrete paved pedestrian walkway will lead from the main mill’s west stairtower to the pool
amenity area at the rear to northwest corner of the mill. The pool amenity will be located between
the new construction and mill. The amenity space will extend along a portion of the north side of the
North Wing for use as additional outdoor seating. Surface materials at the pool area will consist of
integral concrete and unit pavers. An additional outdoor seating area will be located on the north
side of the new building’s ell utilizing similar surface materials. These amenity spaces are set back at
the very rear of the site, looking to the light rail-line. They will not be visible from the street.

e Landscape work on the site will consist of planting areas around the perimeter of the mill building
and N. 36" Street side of the new construction. Generally, the planting areas will feature
groundcover and shrubs at the following ratio:

0 10% groundcover; 30% small shrubs; 30% medium shrubs; 30% large shrubs.

= Exact planting plan is still to be determined.

= Aturf area for use as a dog park will be provided at the east side of the mill’s south
wing.

= Screening shrubs are proposed to be planted along the rear property line and within
the east side parking lot where noted.

= New trees are proposed to be planted within the project site bounds where indicated
in the surface lots and as noted at the east side of the original portion, north side of
the south wing, and at the west side of the south wing, which are secondary
elevations. To maintain an industrial historic character, however, new trees
proposed for the south / N. Davidson elevation of the mill are limited to three to
ensure the historic mill remains the prominent feature.

Photos: 1-12; 16-30; 79-87
Drawings: C1-00; L1-00, L4-00; NPS Email, dated 12/2019; Email, 04/09/2020
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EMAIL dated 12/19/2019

Jennifer Hembree

From: Sturm, Brett <brett.sturm@ncdcr.gov>

Sent: Thursday, December 19, 2019 2:10 PM

To: Jennifer Hembree; Juan Powell (juan.powell @ TCBINC.ORG); Julie Ferrari'
Cc: Simmons, Tim

Subject: FW: [External] Johnston Mill preliminary (40603)

Jen, Juan, and Julie,

Please see the conclusions below drawn by Jenny Parker and her colleagues at the Technical Preservation Services
division of the National Park Service following the long, long-awaited preliminary review of Johnston Mill—SRO Building
removal and conceptual designs for new construction.

Tim and | would be glad to reconnect at your convenience to discuss this response and how it might be successfully
applied to your ongoing design work. Please let us know how we can help.

Happy holidays from Raleigh,
Brett

Brett C. Sturm
Restoration Specialist, State Historic Preservation Office
Office: (919) 814-6589

NC DEPARTMENT OF

= NMATURAL AND CULTURAL RESOURCES

**This message does not necessarily represent the policy of the Department of Natural and Cultural Resources.
**E-mail to and from me, in connection with the transaction of public business, is subject to the North Carolina Public Records Law "NCGS.Ch.132" and may be
disclosed to third parties by an authorized state official.

From: Parker, Jenny <jenny_parker@nps.gov>

Sent: Thursday, December 19, 2019 11:00 AM

To: Simmons, Tim <tim.simmons@ncdcr.gov>

Cc: Sturm, Brett <brett.sturm@ncdcr.gov>

Subject: [External] Johnston Mill preliminary (40603)

CAUTION:

Tim -

We have reviewed the materials related to the demolition of the SRO Building and the proposed new site construction.
Below are our thoughts. Feel free to share with the applicant.

Demolition:



Given the circumstances, we are in agreement that the demolition of the building appears to be justified. For the Part 2
application, it would be helpful if they could include a few more exterior photos of the sides and rear of the building.
Most of what | have from those angles is of the roof. | know one or maybe two sides are pretty overgrown, but some
ground level views documenting that condition should also be part of the record.

New construction:

We have significant concerns about the size of the new construction given the proximity to the historic building. The
further the new building is from the historic mill and the more it appears to be a separate parcel, the more flexibility
there will be in terms of size, scale, and design. At present, we think there is not enough breathing room between the
two structures, but we can't be sure given the materials presented. All of the renderings are from bird's eye views. For
full review and definite conclusions, we will need ground level renderings and street views showing all of the new
features. We're aware that the section of the building closest to Davidson Street has been reduced in height. With the
suggested alteration by your office to flatten or eliminate the angled cantilever, that section of the building is probably
ok. Of more concern at this point is the rear ell of the building that comes very close to the rear of the mill. From
Davidson Street, we suspect that it may appear that the buildings are connected at the back.

It's unclear what is happening between the new building and the historic mill. Some views appear to show a multi-level
parking deck, which would likely be a problem. More information about the alterations to the site and any new
structures must be included with the Part 2. A section drawing through the site at various points might help illustrate
what is happening.

Finally, we agree with your thoughts on the placement of the pool. It is too conspicuous in the proposed location for a
feature that is not compatible with the character of an industrial site.

Let me know if you have any questions.
Happy Holidays!

Jenny Parker, LEED AP

Technical Preservation Services (TPS)
National Park Service

202-354-2041

website: www.nps.gov/tps

PLEASE NOTE: Public Law No: 115-97 (December 22, 2017) amended the Internal Revenue Code, modifying the 20% Historic Rehabilitation Tax Credit and repealing the 10%
non-historic tax credit. Applicants are strongly advised to consult their accountant, tax attorney/adviser, or the IRS regarding these changes.

Sign up to receive updates from Technical Preservation Services




EMAIL dated 04/09/2020

From: Sturm, Brett
To: Jennifer Hembree; Simmons, Tim
Subject: Re: [External] Johnston Mill - Main Mill - Revised Pool Location / Comments Requested
Date: Thursday, April 9, 2020 12:38:47 PM
Attachments: image001.png
image002.png

Outlook-1506970763.png

Jen,

Tim and | just talked and are in agreement--the proposed pool location should be fine to
submit with your Part 2. Let us know what other questions come up.

And have a nice weekend,
Brett

Brett C. Sturm

Restoration Specialist, State Historic Preservation Office
Division of Historical Resources

Office of Archives and History

North Carolina Department of Natural and Cultural Resources
4617 Mail Service Center

Raleigh, NC 27699

(919) 807-6589 office

(919) 807-6599 fax

brett.sturm@ncdcr.gov

i EEm
||== = NC DEPARTMENT OF
=l=== NATURAL AND CULTURAL RESOURCES

**This message does not necessarily represent the policy of the Department of Natural and Cultural Resources.
**E-mail to and from me, in connection with the transaction of public business, is subject to the North Carolina Public Records Law
"NCGS.Ch.132" and may be disclosed to third parties by an authorized state official.

From: Jennifer Hembree <jhembree@mac-ha.com>

Sent: Wednesday, April 8, 2020 4:48 PM

To: Sturm, Brett <brett.sturm@ncdcr.gov>; Simmons, Tim <tim.simmons@ncdcr.gov>

Subject: RE: [External] Johnston Mill - Main Mill - Revised Pool Location / Comments Requested

CAUTION:

Sounds good - thank you, both!

And, have a great evening



Jen Hembree
D | 408.490.2069

E | jhembree@mac-ha.com
www.macrostiehistoric.com [macrostiehistoric.com

From: Sturm, Brett <brett.sturm@ncdcr.gov>

Sent: Wednesday, April 8, 2020 1:42 PM

To: Jennifer Hembree <jhembree@mac-ha.com>; Simmons, Tim <tim.simmons@ncdcr.gov>
Subject: Re: [External] Johnston Mill - Main Mill - Revised Pool Location / Comments Requested

Jen,

Yes, that file agrees much more with my dinosaur of a laptop--thank you. Again | think this is
likely a best-of-all-cases location for the pool, but will confer with Tim and get back to you. He
and | will at the latest talk tomorrow late morning as part of a restoration services branch
conference call.

Greetings to CA,
Brett

Brett C. Sturm

Restoration Specialist, State Historic Preservation Office
Division of Historical Resources

Office of Archives and History

North Carolina Department of Natural and Cultural Resources
4617 Mail Service Center

Raleigh, NC 27699

(919) 807-6589 office

(919) 807-6599 fax

brett.sturm@ncdcr.gov

NC DEPARTMENT OF
NATURAL AND CULTURAL RESQURCES

**This message does not necessarily represent the policy of the Department of Natural and Cultural Resources.
**E-mail to and from me, in connection with the transaction of public business, is subject to the North Carolina Public Records Law
"NCGS.Ch.132" and may be disclosed to third parties by an authorized state official.

From: Jennifer Hembree <jhembree@mac-ha.com>
Sent: Wednesday, April 8, 2020 4:31 PM
To: Sturm, Brett <brett.sturm@ncdcr.gov>; Simmons, Tim <tim.simmons@ncdcr.gov>



Subject: RE: [External] Johnston Mill - Main Mill - Revised Pool Location / Comments Requested

CAUTION:

Hi Brett — Try this version — it’s a somewhat compressed jpeg version of the revised pool location
plan which the architect created for us.

Let me know if it’s still an issue —

Jen

Jen Hembree
D | 408.490.2069

E | jhembree@mac-ha.com
www.macrostiehistoric.com [macrostiehistoric.com

From: Sturm, Brett <brett.sturm@ncdcr.gov>

Sent: Wednesday, April 8, 2020 7:35 AM

To: Jennifer Hembree <jhembree@mac-ha.com>; Simmons, Tim <tim.simmons@ncdcr.gov>
Subject: Re: [External] Johnston Mill - Main Mill - Revised Pool Location / Comments Requested

Jen,

Checking out the site plan at my house, | certainly think this is an improvement. Haven't
discussed with Tim, however, so won't put words in his mouth.

Question--do you have a compressed version of that latest proposed site plan, page no. 4 of
the PDF you sent? It was slow to load and is kinda balky on my laptop when | try to pan around
and zoom in.

Thanks and greetings from Raleigh,
Brett

Brett C. Sturm

Restoration Specialist, State Historic Preservation Office
Division of Historical Resources

Office of Archives and History

North Carolina Department of Natural and Cultural Resources
4617 Mail Service Center

Raleigh, NC 27699

(919) 807-6589 office

(919) 807-6599 fax



brett.sturm@ncdcr.gov

U EEm
..= = NC DEPARTMENT OF

=i-=== NATURAL AND CULTURAL RESOURCES

**This message does not necessarily represent the policy of the Department of Natural and Cultural Resources.
**E-mail to and from me, in connection with the transaction of public business, is subject to the North Carolina Public Records Law
"NCGS.Ch.132" and may be disclosed to third parties by an authorized state official.

From: Jennifer Hembree <jhembree@mac-ha.com>

Sent: Tuesday, April 7, 2020 8:55 PM

To: Sturm, Brett <brett.sturm@ncdcr.gov>; Simmons, Tim <tim.simmons@ncdcr.gov>
Subject: [External] Johnston Mill - Main Mill - Revised Pool Location / Comments Requested

CAUTION:

Hi Brett and Tim —

| hope your week is off to a good start. I’'m writing again regarding the Johnston Mill rehabilitation.
The team is working on preparing architectural drawings for the Part 2 and as part of that process
has responded to the comments provided by you and NPS related to the proposed location for the
new pool. We understand that the prior location — that is, along the south side of the property and
just to the east of the N. Davidson Street Elevation -- is too conspicuous for an historic industrial
site.

The team analyzed the SHPO suggestion that the pool instead be pushed to the rear of the building
on that same (east) side.

The team has reviewed and determined that the pool can be moved to the rear of the site, but in
lieu placing it on the east side of the mill building, it shall be proposed on the west side of the
Johnston Mill. This is due to the following factors:

e The team has pulled the new construction’s ell away (westward) from the rear of the historic
mill building (as recommended by NPS), thereby providing sufficient separation between new
and historic. This thereby allows for the outdoor pool to be relocated here.

o The west side location makes sense due to the fact that the pool is to be a shared
amenity between the new construction residents and the historic Johnston Mill
residents.

o The location makes sense as it has less visibility from the street than if it were at the
east (due to, for example, the setback of the property here from N. Davidson behind
the unrelated commercial structures and rail-spur);

e The location on the west also eliminates a need to encroach upon the railroad right of way —



The project’s property line is closer to the rail-line on the east side of the Johnston Mill
than it is on the west.
= |f the pool is located on the east, due to the proximity of the rail-line, the pool
amenity would then need to be pushed southward into the existing parking area,
which would impact parking. This would negatively impact the Project’s ability to
park the site, as there would be a simultaneous need to avoid impacting the
adjacent property’s parking (Mecklenburg Mill) capacity.

As such, the team feels the revised location on the west is the best location that not only addresses
the agencies’ concerns, but also meet functionality and feasibility requirements while minimizing
visual impact to this historic industrial site.

In the attached, “Johnston Mill — Proposed Pool (includes revised proposal).pdf,” you will find: 1)
existing aerial photo of the site, 2) + 3) our earlier site-plans (provided in July 2019, and in December
2019); and 4) the last page provides the revised proposed pool location at the west side, rear of
Johnston Mill.

Please let me know if you have questions, or need anything further to provide feedback. We are
hopeful this new location resolves the SHPO and NPS concerns.

Thanks so much,

Jen Hembree

D | 408.490.2069

O | 202.483.2020 x7011

E | jhembree@mac-ha.com
www.macrostiehistoric.com [macrostiehistoric.com
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1990s Submittal - Windows
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Replacement window (double hung) next to existing tap sash awning

window




Proposed Flooring product - corridor
spaces, certain amenity spaces

ShawContract:

authenticity engineered hardwood

style number CA362
construction engineered high-density core
species red maple
u.s. metric
nominal overall thickness 1/2in 11.3 mm
nominal dimensions 7inx825in 17.78 cm x 209.55 cm
boxes may contain random lengths boxes may contain random lengths
finish repel - water resist
edge profile micro bevel
installation nail, staple, glue, floating FERSONA QAK (D1027) W
recommended adhesive 35MC or Tongue and Groove
packaging
area per carton 23.58 square feet 2.191 square meters
testing
resistance to chemicals (ASTM D1308) passes
radiant panel (ASTM E648) passes, class |
nbs smoke (ASTM E662) passes in flaming mode
warranties

5 year commercial

Please visit www.shawcontract.com for the most current warranty information.

environmental

certifications Greenguard certified

recommended installation method

stagger

Corporate Headquarters +1 800 257 7429 | +1 706 532 7984 | Alanta +1 404 853 7429 | Bengaluru +91 80 6773 0202 | Beijing +86 10 6568 588 | Chicago +1 312 467 1331 | Dubai +971 4 584 6956 | Hong Kong +852 2623
0371 | Latin Ametica {(Miami) +1 305 827 5912 | London +44 207 961 4120 | Los Angeles +1 800 233 1614 | Melboums +61 3 9939 8543 | Mexico City +55 5010 7600 | Mumbai +91 22 6284 5050 | Nantong +86 400 800 7429 |
New York +1 212 953 7429 | Paris +33 (0) 1 81 22 44 39 | San Francisco +1 415 955 1920 | Santiago +562 2431 5000 x 550 | S&0 Paulo +55 11 3071 1702 | Shanghai +86 21 3338 4000 | Singapore +65 6733 1811 | Sydney +1
800 556 302

© 2020 Shaw Industries Group, Inc., a Berkshire Hathaway Company lofl
May 18, 2020

For reference purposes on



Email dated 04/03/2020

From: Sturm. Brett

To: Jennifer Hembree; Simmons, Tim

Subject: Re: [External] Johnston Mill - Main Mill - Interior Structural Repair approach for Part 2 / Guidance Needed
Date: Friday, April 3, 2020 1:07:25 PM

Attachments: Outlook-1506970763.png

Jen,

Thank you for the detailed message and attachments. I've had a chance to review everything
you sent and | think the described approach to structural repair--the approach you followed at
Mecklenburg Mill--is sound in concept. We recommend in-kind replacement materials be used
in areas that are visible to the public. This could include structural pine floor decking and
timbers that are either intentionally sourced to provide a good visual match to the existing, or
materials in sound condition that are salvaged from elsewhere on the site. Repairs made in
areas that will be concealed from view may be executed using dimensional lumber and/or
engineered wood products.

| don't believe we will require any more information on this at the moment, but please keep
us posted on the designs as they develop, and Tim, please chime in here if you have any
additional thoughts to add.

Best wishes from Raleigh,
Brett

Brett C. Sturm

Restoration Specialist, State Historic Preservation Office
Division of Historical Resources

Office of Archives and History

North Carolina Department of Natural and Cultural Resources
4617 Mail Service Center

Raleigh, NC 27699

(919) 807-6589 office

(919) 807-6599 fax

brett.sturm@ncdcr.gov

U AEm
WECE NC DEPARTMENT OF

=l:== NATURAL AND CULTURAL RESOURCES

**This message does not necessarily represent the policy of the Department of Natural and Cultural Resources.
**E-mail to and from me, in connection with the transaction of public business, is subject to the North Carolina Public Records Law
"NCGS.Ch.132" and may be disclosed to third parties by an authorized state official.

From: Jennifer Hembree <jhembree@mac-ha.com>



Sent: Wednesday, March 25, 2020 2:13 PM

To: Sturm, Brett <brett.sturm@ncdcr.gov>; Simmons, Tim <tim.simmons@ncdcr.gov>
Subject: [External] Johnston Mill - Main Mill - Interior Structural Repair approach for Part 2 /
Guidance Needed

CAUTION:

Hi Brett and Tim —

| hope you are both well and having a good week in this new state of normal. I'm reaching out today
about the Johnston Mill — and specifically, the Main Mill building and it’s rehabilitation. As Tim may
recall, the interior structure of the building, is in very poor condition, which over the years since his

visit has only increased. As occurred with Mecklenburg Mill, a portion of the wooden beams,

columns, and decking are damaged. Many members are so severely damaged that replacement is
the only option.

The structural engineer has done an analysis, attached: Stewart Engineering, “ Johnston Mills —

North Davidson Street, Charlotte, NC, Structural Assessment Existing Structure,” dated July 22,
2019.

As the team is moving forward with preparing scope and drawings for submission of a Part 2, we are
seeking your input on whether our proposed approach for ensuring the structural integrity of the
building is appropriate.

**At this point, the structural team is intending to implement the same scope as was designed and
approved for and executed at the adjacent Mecklenburg Mill, given it had the same structural
integrity issues at the start of that project.

| have therefore attached an extract from the revised Mecklenburg Part 2 narrative which outlines
that scope, along with a detail drawing page showing the execution.
o Pages from (2) MecklenburgMill — Part 2 REVISIONS per SHPO Comments 03.2013-
(DWGS).pdf
o Pages from (2) MecklenburgMill-Part 2 REVISIONS per SHPO Comments 03.2013-
(Narrative).pdf

***The structural team needs to confirm the approach at this juncture, in particular, when it comes

to framing: As occurred in Mecklenburg Mill, the intent is to be able to replace the rotten wood with

dimensional lumber in areas where the public does not access, i.e. in the residential units. A ceiling
will be added in the units where the floor framing use current 2x joist framing. In contrast, at all
public spaces where the ceiling is exposed, the rotten wood would be replaced with timber matching
the existing framing. That would include the following spaces: all corridors, amenity spaces,
laundry spaces, any space accessed by all occupants of the building. This will ensure an historic
appearance in the public spaces.

1. What are your thoughts on the above and attached approaches for use in the
Johnston Mill Main Mill Building?



2. Will these treatments still meet the Standards?

Please let me know if you need further information to provide feedback — Given it has been seven
years since we submitted Mecklenburg Mill, we wanted to get your input in advance before plowing
full speed ahead with the same approach...

Note that | have electronic copies of the Mecklenburg Mill submittals and am happy to forward to
you (and NPS), as you need for your ease of understanding and comment --

Thank you for your help,

Sincerely,

Jen

Jen Hembree

D | 408.490.2069

0] 202.483.2020 x7011

E | jhembree@mac-ha.com
www.macrostiehistoric.com [macrostiehistoric.com
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Structural Evaluation
Report, July 2019

July 22, 2019

Julie Nelson Ferrari, RA, NCARB
Associate

BB&M Architecture

1435 West Morehead Street, Suite 160
Charlotte, NC 28208

Re: Johnston Mills — North Davidson Street, Charlotte, NC
Structural Assessment Existing Structure

Dear lulie,

As requested, Stewart has visited Johnston Mills located at 3323 North Davidson
Street Charlotte, NC. The purpose of this visit was to review the condition of the
building, note any damage or deterioration of the existing structure, and to collect
measurements of as-built structural components. The field collected data was used
as input for computer aided modeling and engineering calculations, which have
been used to analyze the building for structural capacity. Original structural
drawings of the building are not available. Our work is based on sample field
measurements of what appears to be typical framing. Our scope of work did not
include measuring every structural member. We would like to offer the following as
a report of our findings.

Johnston Mills was built circa 1916 and constructed of multi-wythe brick walls and
heavy timber framed floors. A large portion of the existing building was built on a
crawl space. Around 1929, a multistory addition was added to Johnston Mills which
was constructed with structural steel and timber wood decking. It was
undetermined if the addition included a basement. At some point in time a
basement was added below a large portion of the two-story steel addition.

Heavy wooden timbers and square wood columns were used for the beams, girders
and columns of the original building. The elevated floor system of the original
portion consists of wooden decking which spans between wood girder lines. At the
basement level the elevated floor is also supported by wood beams and girders
spanning to brick piers. The basement floor currently is a concrete slab on grade.

The two story 1929 steel addition used steel beams and steel pipe columns to form
the major structural frame. Heavy timber decking was installed over the steel
beams. Steel wide flange columns were built integrally with the large window
openings in the exterior walls.

Prior to the start of our assessment several areas of the floor had been removed
due to the dilapidated condition. Some locations of the structure had been
temporarily shored prior to our arrival on site. One corner of the building had
flooring removed and the existing framing at the upper levels were shored with
scaffolding. These temporary shoring methods appear to be unstable and extra
caution needs to be exercised in these areas.

A portion of the building’s first floor is only accessible by crawlspace and we did not
conduct an evaluation of the floor framing in these areas. Based on our assessment
from above we did not feel safe further assessing these areas due to the condition
of the structure and limited entry and exit locations. Our assessment also did not
include an evaluation of the roof structure from the roof deck.

During our review we did not perform any demolition or destruction of the building
to expose additional structural elements. Our assessment was limited to visual
observation and reporting the deterioration of the existing structure that was
accessible. A general overview of our evaluation techniques is outlined below:
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Visual inspection of structural framing with photo documentation

Probing structural members with telescoping rod with a metal tip

e Measurements taken of members to identify localized damage

e Measurements taken of members to determine rough locations

e Measurements taken of steel members to determine structural section size
e Creating framing plans showing structural distress

The visual inspection looked for signs of member distress from numerous causes.
Member distress noted during the visual inspection could be due to:

e Vandalism

e Water damage

e Termite damage

e Impact from equipment

e QOverstressed/overloading

e Fire damage

e Structural modifications that have failed

e Structural modification that were improperly implemented

e Material variation and natural deterioration due to lack of maintenance

During all phases of the visual inspection photos were taken of key structural
elements showing severe signs of distress. Unfortunately, the site conditions were
less than ideal to produce good quality images. Lighting was limited in the
basement and in some areas of the first floor due to boarded openings. Some
photos turned out dark and grainy because of the low lighting and particulate
matter in the air. We recommend a visit to the site to get a sense of the
deterioration observed and areas of damage indicated on our plans.

During our assessment framing members were visually observed. Where visual
observation revealed deterioration of the wooden portions of the structure, probing
was performed. In addition, intermittent probing was performed along the length of
selected wooden framing members that could be accessed. Probing of the structure
allowed us to determine if members were rotted in areas not easily seen. The
probe was a telescoping rod that allowed us to reach areas overhead. Some
probing of structural members uncovered damage with very little force while other
areas of damage required more forceful attempts with the rod. In some locations
existing members appeared to be fairly sound based on a visual observation from
below. Based on previous experience and subtle cues we were able to distinguish
members that were damaged due to rot.

Due to the size of the wooden framing members it can be very difficult to clearly
assess the condition throughout the entire cross section of the member. Some
members may appear solid and sound by inspection and probing from below but
water damage and rot exist in the upper portion of the beam not seen or located.
It should be expected additional deterioration will be discovered with better lighting
and when the decking is removed and the framing can be fully observed.

Measurements of damaged areas and members were taken in order to produce a
layout highlighting severely damaged areas that are unsafe to occupants.
Structural distress areas were observed and updated in our CAD framing plans that
are attached with this report.

Attached at the end of this report are floor plans and building sections which

represent the typical framing observed throughout the building. These sections
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were used to analyze the structural capacity of existing structural members which
have not sustained damage or deterioration.

We anticipate additional damage and deterioration will be discovered during
demolition and removal of the existing structural members. Due to the nature of
the damage from water or termites more damage will be discovered when the
decking and existing rotten framing is removed. We expect additional damage to
the beams, decking, and columns will likely be discovered when this demolition
work occurs.

The structure has a basement level, main level and one elevated floor. The
basement level is approximately 20,700 square feet and the main upper levels are
both approximately 40,800 square feet. Refer to the attached drawings SA100-
SA105 for the overall layout of the building.

Overall Wood Structure Design and Deficiencies

A portion of the wooden beams, columns, and decking were damaged. Some of the
members were so severely damaged that replacement is the only option. The steel
structure as a whole showed very minimal signs of damage. Existing framing
members that are not damaged or deteriorated can be re-used in the new
structure.

There will be areas where the existing framing members will be exposed and can be
repaired or other existing members re-used. Any re-used member would need to
be inspected and verified that no deterioration is present. Existing member repair
or replacement has costs associated with each option and will be discussed and
resolved with the owner during the next phases in the design of the project.

The main wood structural system consisted of heavy wooden timbers and posts with
wood decking spanning between timber beams. The beams supporting the floors
were determined to be 12”"x16"” timbers. The timber beams span between the
original columns in one direction and have a typical span of 25’-0”. This
construction was typical for the timber section of the building. A large majority of
the timber beams were reinforced with channels on each side of the original timber
at some point in time. These locations have been marked on the attached plan
drawings. At exterior walls the beams frame into a pocket in the brick bearing
walls. Some wooden beams were observed to have damage at the ends of the
beams where shear loads would be the highest and a full structural section is
required.

In some areas the beams were clearly rotten as seen from below. Some beams had
obvious discoloration from moisture. Some members were attempted to be
reinforced at an earlier time with dimensional lumber or steel channels as a means
to stabilize or increase the load carrying capacity of the structure. These methods
of reinforcement have their limitations and in some instances the rot was so severe
that an adequate attachment of the reinforcement failed due to the lack of sound
material. Once the final scope of the project is determined we will analyze the
existing conditions with added reinforcing for adequacy to determine if the member
can remain.

The original wood columns were square posts with a width of approximately 9 1/4".
The typical column height varies based on floor level and are non-continuous
segments between floor levels. Column heights are approximately between 14’ and
17’-6" for columns supporting floors and roof respectively. The columns attach to
the beam above using a cast-iron column cap resulting in a “pinned” type
connection. A cast iron assembly transfers vertical load through the floor structure
at each column to the column below. At the basement level wooden columns are
used to support the above floors.
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The columns did not appear to have suffered as much from water damage as the
S T E WA RT other structural members. Most of the column damage noted was due to
overloading, impact, natural deterioration or improper modifications made to the
building structure with holes drilled into the members. Some of the more severely
damaged columns were buckling which is a sign of them being overloaded, while
others were splitting apart at their supports or throughout their length. Large splits

or checks like this can be due to overloading or from the wood shrinking as it dries
out. More detail of these damages will follow and be accompanied by photos.

In general the condition of the structural wood decking comprising the floor system
is in poor condition although some areas that feel solid may have damage that is
unseen from above. The floor still has the original finished flooring over top of the
structural decking. In many places the floor feels solid but the finished flooring has
buckled and warped likely due to water damage causing the wood to swell. The
same water damage to the finished flooring could have damaged the structural
decking below. Some areas of decking are so severely damaged that it is unsafe to
walk on and have been caution taped off by the demolition contractor. A few areas
of flooring was so badly damaged along with the supporting members that multiple
bays of framing were removed in the crawlspace portion of the building that was
part of the original all wood construction.

Since the original structural drawings were unavailable the basement floor
structural system was unknown. To the best of our understanding the basement
floor in the wood construction portion of the building is comprised of crushed and
compacted coal fines. There is not any clear evidence of concrete footing sizes or
use under the wooden columns.

The perimeter brick walls were visually inspected during our investigation along
both interior and exterior surfaces. There did not appear to be any significant
damage. Some minor areas of mortar pointing will be required. There are a few
areas where bricks were removed to create holes in the brick work (likely for
utilities to be run during previous remodels) that will need to be patched and
reworked.

During our review we did not notice significant damage from termites. We
recommend that the owner monitor the structure for future damages and fully treat
the structure as part of the construction renovation.

A general idea of the extent of damage for each of these structural components can
be seen for the respective floors in the attached drawings SA100-SA105.

Referring to the attached drawing, Section C-C represents the typical framing layout
throughout this section of the building. Typical grid spacing for the main columns is
26 feet by 8 feet.

This framing section was analyzed using a roof live load of 20 psf, and a 15 psf
dead load. The live load is a typical value for this geographic area and the dead load
was based on estimated weight of 3 inch decking, with an additional 5 psf
estimation for plywood, insulation, or other forms of roof covering materials. A 5 psf
allowance was assumed for miscellaneous ductwork or piping. Each of the floors
were analyzed starting with a 40 psf live load. The live load was increased
incrementally up to a live load of 60 psf. The dead load was based on estimated
weight of 3 inch decking, with an additional 5 psf estimation for 1x, insulation, and
other forms of floor covering materials. A 5 psf allowance was assumed for
miscellaneous ductwork or piping.

Based on results of this analysis, it is our professional opinion that the existing
structure of Building Section C-C is capable of supporting design gravity loads
associated with any occupancy where the design live load is 60 psf or less.
Examples of such occupancy are residential (except public rooms and corridors
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serving them require 100 psf), and office (except lobbies and first floor corridors
ST EWA RT require 100 psf). Dining rooms and restaurants require a 100 psf live load.
Therefore planned renovations of this building which include areas of occupancy
with design loads in excess of 60 psf should anticipate additional support in the
form of heavy timber beams and columns, which likely will involve load transfer all

the way down to the foundation level. This may require additional reinforcing of the
existing foundation.

It is our recommendation that piping for any new sprinkler system, which is to hang
from the roof structure, be limited to 6” diameter maximum pipe size. Any larger
piping will require either strengthening of beam members or placement of such
piping in close proximity to column supports. Some localized reinforcing may be
required due to the addition of sprinklers. This work would need to be coordinated
with future building renovations.

Additionally, it is our recommendation that no additional roof top units be added to
this roof structure without a plan for strategic placement and local reinforcement. If
roof top units are to be added, they should be located within 5 feet of column
supports and an independent support system should be designed to hold the
additional weight. We would envision such a system consisting of steel or heavy
timber posts supporting either steel or heavy timber beams.

Overall Steel Structure Design and Deficiencies

As a whole the structural steel construction appeared to be in good condition minus
some surface rusting in the basement area. The surface rust will need to be
addressed to prevent further damage from the current rusting and to add corrosion
resistance for future surface rusting. While the structural steel appeared to be
structurally sound, the wood decking spanning between members creating the floor
system did not exhibit the same structural integrity and will likely need to be
removed and replaced in some areas.

The typical steel beams were I-beams with a member depth of 18”. After
measuring multiple members’ section properties it appeared that the members were
Bethlehem Steel I-beam B18x58.5 sections. The typical columns used were round
steel sections. During our evaluation we were able to measure the circumference of
the columns but were unable to determine the wall thickness of members. The
column sizes varied from 10” in diameter to 5” in diameter on the basement level
and the upper levels respectively.

Referring to the attached drawing, Sections A-A and B-B represents the typical
framing layout throughout the steel portion of the building. Typical grid spacing for
the main columns is 26 feet by 10 feet, 8 inches.

These framing sections were analyzed using a roof live load of 20 psf, and a 15 psf
dead load. The live load is a typical value for this geographic area and the dead load
was based on estimated weight of 3 inch decking, with an additional 5 psf
estimation for plywood, insulation, or other forms of roof covering materials. A 5 psf
allowance was assumed for miscellaneous ductwork or piping. Each of the floors
were analyzed starting with a 40 psf live load. The live load was increased
incrementally up to a live load of 80 psf. The dead load was based on estimated
weight of 3 inch decking, with an additional 5 psf estimation for 1x, insulation, and
other forms of floor covering materials. A 5 psf allowance was assumed for
miscellaneous ductwork or piping.

Based on results of this analysis, it is our professional opinion that the existing
structure of Building Sections A-A and B-B is capable of supporting design gravity
loads associated with any occupancy where the design live load is 80 psf or less.
Examples of such occupancy are residential (except public rooms and corridors
serving them require 100 psf), and office (except lobbies and first floor corridors
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require 100 psf). Dining rooms and restaurants require a 100 psf live load.
Therefore planned renovations of this building which include areas of occupancy
with design loads in excess of 80 psf should anticipate additional support in the
form of steel or heavy timber beams and columns, which likely will involve load
transfer all the way down to the foundation level. This may require additional
reinforcing of the existing foundation.

It is our recommendation that piping for any new sprinkler system, which is to hang
from the roof structure, be limited to 6” diameter maximum pipe size. Any larger
piping will require either strengthening of beam members or placement of such
piping in close proximity to column supports. Some localized reinforcing may be
required due to the addition of sprinklers. This work would need to be coordinated
with future building renovations.

Additionally, it is our recommendation that no additional roof top units be added to
this roof structure without a plan for strategic placement and local reinforcement. If
roof top units are to be added, they should be located within 5 feet of column
supports and an independent support system should be designed to hold the
additional weight. We would envision such a system consisting of steel or heavy
timber posts supporting either steel or heavy timber beams.

Due to the limited number of items and minimal level of issues seen with the steel
structure an in depth synopsis of this portion of the building will not be presented.
Instead a few photos are provided to highlight the typical steel construction used in
the building. Photos 1 and 2 give a good representation of the steel construction
and show the minor surface rusting seen on most members.

Detailed Structural Deficiencies (Heavy Timber Section)

Columns/Piers

In order for a column to effectively carry the design loads the member needs to
have a fully effective cross section throughout its entire length. Some wooden
columns have severely damaged cross sections which limit their ability to function
as intended. One cause for these reduced cross sections is due to improper
modifications to the structure to run utilities. Photos 3-4 illustrate columns with
significant reductions in their cross sectional area that need to be replaced.

Columns with excessive checks/cracks cannot adequately support the loads they are
intended to support. Some checking is normal in wooden posts, although too much
poses a structural concern. Large checks/cracks in the wooden columns as seen in
photo 5 for example occurred in multiple columns. Some columns checks appeared
to have been filled with some type of material. We do not believe this was used as
a structural repair.

A sign of a column being overloaded is evident by the column buckling (curving
about the column centerline). There are a number of columns that are buckling in
the main level. These columns are likely buckling because they are very slender
and long and have been overloaded. As a column begins to buckle the capacity
diminishes significantly. Another sign of a column being overloaded can be seen by
the column crushing at the supports. There is a possibility that the damage shown
in Photo 6 could be due to an impact at the column’s base or from overloading.

Beams/Girders

At some point in time numerous beams were reinforced with two methods of
reinforcing. One method consisted of attaching dimensional lumber (e.g. 2x12) to
each side of the wooden timbers. Another method consisted of bolting structural
steel channels to each side of the wooden timbers. Channels typically spanned the
entire length of the beams, whereas, the dimensional lumber typically only
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reinforced isolated areas along the span. In some instances these reinforcement
methods are unacceptable because the primary members are badly rotten and the
reinforcement cannot be adequately attached or is not capable of solely supporting
the loads. Photo 7 shows a typical beam that is reinforced using dimensional
lumber. Deteriorated beams are shown on the attached plans at the end of this
report. A reinforced beam using structural steel channels can be seen in photo 8.
The vast majority of timber beams on the main level were reinforced with steel
channels as seen on sheet SA103. The steel channels used to reinforce the beam
were measured to be 15” deep channels.

The reason for the channel reinforcing on some of these members is unknown and
could have possibly been implemented to increase the load carrying capacity of a
structurally sound wooden timber for the original mill operations. Photo 9 shows a
very large notch that has been torch cut into the channels and burnt the wood
timber between. This type of modification is un-acceptable because the bottom
side of the member has been severely compromised on the tension face of the
beam.

Many of the distressed beams showed the most significant damage along the middle
portions of the spans. Some beams were damaged at the ends of the spans where
they were pocketed into the exterior brick walls. Beams with rot at the ends of the
span are not structurally sound and present bearing issues. Wood in contact with
masonry should have a preservative treatment applied to such as pressure treated
wood so that it resists rot. See photo 10 for an example of a beam with end rot.

Beams with excessive cracks/checks were noted during our visual inspection phase
and have been specified on plan when cracks are unacceptable and the beam needs
replacement. Cracks and checks of this nature can be due to the lumber drying out
as it ages. Elevated air temperatures of unconditioned air spaces could further dry
out lumber. Photo 11 shows an example of a beam with a check that extends
through the majority of its length.

Some beams and girders have sagged due to overloading, deterioration, or long
term creep. Some members may not have structural damage but the wood
sections do not meet current deflection criteria prescribed by the building code. To
try and level these members would require mid-span shoring which would affect the
floor plan layout. These members should be removed and replaced to provide a
level surface for the new flooring system. Once the final scope of the project is fully
determined beams with these issues can be re-evaluated.

Floor and Roof Decking

There are several large areas of floor that has been removed. Our understanding is
the remainder of the decking is intended to be removed. We have not noted on our
plan drawings areas of floor to be removed. We did find some areas with damage
that we visually observed, but additional areas exist.

It should be noted that if a particular section of decking is not determined to be
removed and replaced at a later date and the supporting members below are noted
as damaged and need replacement the decking will have to be removed anyway.
This is due to the fact that in order to replace supporting beams below, decking
must be removed on both sides of the beam.

When further decking demolition occurs, damage to supporting beams below may
be discovered that was not seen from below during our initial assessment. These
members will need to be identified during the deconstruction process and
reevaluated. Photo 12 shows an area where the decking is rotten and needs to be
removed. Photo 13 shows how the finished pine flooring is buckling possibly from
water damage causing the wood to swell. The structural wood decking below likely
has damage if this buckling of the pine flooring was due to water damage.
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As previously indicated the roof diaphragm was only observed from below. The full
extent of damage to the roof decking and top of roof framing members will not be
fully realized until the roofing is removed. We expect additional damage will be
discovered when this work occurs.

Exterior/Interior Brick and Misc. Surfaces

Overall, structurally, the exterior surfaces of the building appear to be in good
condition. Some exterior surfaces were not able to be observed due to our
reference point on the ground. There are numerous interior surfaces where
penetrations in the brick were made for utilities to be run and need to be repaired.
Photo 14, shows a rather large opening in the brick for possible utility routing that
needs to be repaired. A few areas had pretty obvious cracked bricks that pose
some concern. These areas should be looked at closer during repair to try and
address the cause for the cracking. An example of this type of crack can be seen in
photo 15.

There appears to be some soffit and facia damage around the perimeter of the
building. We were unable to perform a close inspection of the soffit/facia due to the
structures overall height. Where damaged facia exists it should be expected that
roof decking will have damage and the ends of some of the roof framing members
are likely rotten. Once roofing demolition is complete a more thorough inspection
should be performed.

Foundations

There are some very unique foundation conditions with this building that were
observed during our field visits. At one point a basement was added to a portion of
the building. From our observations we were unable to determine when the
addition was made, but it is clearly seen by photos 16 and 17 where the original
continuous footing was excavated under and a new brick wall was placed beneath.
In the timber framed portion of the building where the floor framing was already
removed the foundation was exposed. At this particular area it was noted that the
footing for the exterior bearing walls appeared to be constructed out of brick and
were completely exposed. Water had accumulated next to the footing and concerns
of the footings being undermined needs to be addressed. Photo 18 shows the
condition of the brick footings and water eroding the soil away below. This photo
also shows the original beam pockets that no longer support members due to their
removal from being severely damaged. In this area of the building we expect
significant repair to the foundation and lower brick wall due to water damage.
Geotechnical testing should be performed in this area to determine the sol bearing
capacity. We can then determine what, if any, repairs to be performed.

Under the basement portion of the wood timber structure the compacted coal fines
can be seen. There was no way to verify the underlying material without creating
damage to the existing conditions. During our evaluation we strive to not disrupt or
intentionally damage the existing structure to gather more conclusive evidence.
With that said we were unable to evaluate if there was any footing present beneath
the columns. Photo 19 depicts this condition in the basement. In other areas of
the basement under the steel framed sections there appeared to be a slab on grade
instead of compacted coal fines found in other areas of the basement. We do not
know whether the floor covering was concrete or some form of gypcrete in this
area. There were some significant cracks radiating out from the center of the room
and spanning across most of the floor area. It appears that there was a sample of
the flooring taken at a point of convergence for the cracks. Photo 20 shows the
location where the sample was taken and the convergence of these large cracks.
We recommend additional geotechnical testing be performed in this area to
determine the stability of this area. Depending on the geotechnical findings soil
remediation may be required.
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S T E WA R T Both the basement areas under the wood framed and steel framed portions of the
building had miscellaneous continuous footings exposed. The footings were likely
constructed at some point during previous renovations to support load bearing
walls. Our evaluation did not evaluate the width or depth of these footings. Photo

21 shows a portion of the continuous footings in the steel framed section of the
basement.

Summary

We noted several areas of distress in the building throughout this report. Most of
these items were associated with rotten/damaged wooden members, which are the
result of water, termite damage or improper modifications. There were some
significant areas of framing that pose a structural concern, especially in the wood
framed portion. The 1929 steel framed addition appeared to be in general in good
condition. Some members may be able to be replaced or repaired, but a number of
the existing members must be removed due to the extent of damage in the
members. Another assessment report was prepared regarding a tree growing into
one area of the brick wall. Significant brick removal and shoring will be required at
this location. Refer to that assessment for more information.

As previously stated it is likely when construction begins more damage will be
discovered to existing members. The construction phase of the project will require
close communication between the contractors and our office to determine what
members are structurally sound.

Below is a summary table of the damage we observed and discovered during our
assessment of the existing building. This table represents our findings that are
shown in the structural drawings SA100-SA105 that accompany this report. The
percentages are based on actual framing in place. In several areas framing has
been removed or demolished and was not included. The decking values have been
approximated. Our understanding is the top level of floor covering will be removed
and the structural decking below will be evaluated at a later date.

Percentage of Deteriorated and Damaged Wood Structural
Members
Columns Beams Decking
Level
Basement/Crawl
Space 5% N/A N/A
(SA100-SA101)
Main Level Floor o . )
(SA100-SA101) 15% 20% 35% approx
Second Floor o . .
(SA102-SA103) 15% 15% 20% approx
Roof o .
(SA104-SA105) N/A <2% <10%

*that can be seen or observed at the present time. We expect during demolition, a
significant portion will be determined to be damaged. It is possible as much as
50%-75% of roof decking could be damaged.
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We appreciate the opportunity to perform this assessment and look forward to

S T E WA RT continuing our work in the next design phases. If you have any questions or
comments, please let me know.

Sincerely,

Lance D Williams, PE
Associate Vice President

7/22/19

Roger Sturgill, PE
Project Manager

Attachments: Photos 1-21; Plan sheets: SA100, SA101, SA102, SA102A, SA103,
SA103A, SA104, and SA105
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Photo #1: Typical steel framing at column and beam connections.

Photo #2: Overall typical steel framing at roof level.
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Photo #3: Excessive reduction in column cross section due to improper
modification during utility routing.

Photo #4: Multiple large 2” diameter holes in column for utility routing. Excessive
reduction in member cross sectional area is unacceptable.
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Photo #5: Large checks in wooden column. White filler material assumed to be
drywall joint compound and not an attempt to epoxy the cracks.

Photo #6: Damaged column base either from impact or overloading. Column
needs replacement.
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Photo #7: Dimensional lumber used to reinforce existing timber beam. Reinforcing
likely used to stabilize member due to damages.

Photo #8: Small partial length steel channel and dimensional lumber reinforcing
around large notch in wooden beam.

200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926
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STEWART

Photo #9: Typical full length channel reinforcing on each side of timber beams.
Note the unacceptable torch cut notch in the bottom of the beam. This is a critical
section of the beam and should not be notched to this extent.

Photo #10: Rotten end of timber at masonry bearing condition.

200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926



P

STEWART

Photo #11: Severe checking in beam. This particular check spirals about the
length of the beam and the member needs to be replaced.

Photo #12: Steel structure shows heavy surface rusting but appears to be sound
although wood decking needs to be removed and replaced.

STRONGER BY DESIGN
200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926
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STEWART

Photo #13: Buckled finished pine flooring likely due to water damage that could
have deteriorated structural wood decking below.

Photo #14: Opening in brick likely for utility routing that needs to be repaired.

STRONGER BY DESIGN
200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926



Photo #15: Cracking in brick that needs repair.

Photo #16: Addition of basement level below continuous footing.

200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926
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STEWART

Photo #17: Addition of basement level under original stepped concrete footing.

Photo #18: Removed wooden framing at crawlspace area and exposed continuous
exterior wall footing which has been undermined by water intrusion.

STRONGER BY DESIGN
200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926



STEWART

Photo #19: Compacted coal fines and no evident sign of footing size or existence.

Photo #20: Test location of on grade flooring in basement. Notice the numerous
large cracks.

STRONGER BY DESIGN
200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
SUITE 720 28202 F 704.334.7926



ey

STEWART

Photo #21: Continuous footings possibly from previous renovation to support load
bearing walls.

200 SOUTH COLLEGE ST. CHARLOTTE, NC T 704.334.7925
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NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 _ by MHA

1. South elevation, south wing, view at southwest corner featuring main entry stairtower

2. South elevation, south wing, view northwest at
southwest corner and main entry stairtower; small
commercial structures in background MEHA  MacRostie Histarie Advisars e




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

- I

3. South elevation, south wing, view northwest at southwest corner and main entry stairtow-
er; small commercial structures in background

west corner and main entry stairtower; rail spur at
left IEHA  MacRostie Historie Advisors 1



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019

3315 N. Davidson St., Charlotte NC 28205 by MHA
e [ ! J

L

5. South elevation, south wing, view northeast

Aoz ol 3
6. South elevation, south wing, view northeast;
adjacent unrelated Mecklenburg Mill property at
far right J [ [ s1. MacHRostiec Historic Advisors we




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

2
8. North elevation of south wing; with east eleva-
tion of original portion at right; view south in east
side surface parking lot ¥ I [ \ MacHRostiec Historic Advisors we



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

9. North elevation of south wing with east stairtower at left; east elevation of original portion
at right; view west from surface parking lot

10. East elevation, original portion in
center; south wing at left and north
wing at right; view west in parking lot MEHA  MacRostie Histarie Advisars e



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

R -

11. East elevation of original portion at left; south elevation of north wing at right; view north

12. East elevation; original portion at left and north
wing in foreground; view west; to the right is the
light rail line and rail right-of-way IEH A Masitostin Historie Advisars te




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

13. Detail at cornice/roof line showing wood fascia and brackets, typical of most

14. Detail of sill at window opening, typical of some

i I ‘i MacHostie Historie Advisors we



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

15. Detail of sill at window opening, typical of some

g 1) 4? y

B R o = Fist

: B e A D i e e o o S
16. West elevationm south wing, view southeast

from railspur along southwestern side of property

MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019

3315 N. Davidsn St., haro tte NC 28205 _ by MHA

T I e ’_“.,._._-;-__ o ;I;“-:-".-I,:‘.s..-.. !".ﬁ- .-_|- - ey iz
17. View northeast from railspur at southwestern edge of
yond foliage

18. West elevation, original portion at left and
north and west elevations of south wing at right;
view from the west side surface lot M HA  MacRostie Historie Advisars e



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

from west side surface lot

20. View southeast towards original portion's west
elevation with norht elevation of south wing in
background/right J i I 5" MacHostie Historic Advieors i



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

21. West elevation, original portion, view northeast from west side surface lot; north wing's
boiler room at upperleft

22. View southeast towards west elevation of origi- -
nal portion from within surface lot

I [ si MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

24. West elevation at north wing boiler room, view
east

I E \ MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 _ - by MHA

il |

26. (Google Street view for site context) View west
at N. Davidson and entry drige to the east side sur-
face lot; east elevation of south wing visible M HEA  MacRostie Historie Advisors e




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA
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27. (Google Street view for site context) View northwest at N. Davidson and southwest corner
of south wing; railspur at left

28. (Google Street view for site context) View
north at sw corner of south wing; railspur at left
with parking for commercial structures at left HA  Mackostio Historie Advisors 12




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

= .
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- - _ _,,.-' " -- " < ! . B,
29. (Google Street view for site context) view NE at intersection of N. Davidson/N. 36th
Street; commercial structures in foreground; Johnston Mill south wing at right

30. (Google Street view for site context) View
north along 36th Street; commercial structures at
right; SRO BU|Id|ng in background right J I I sﬁ MacHostie Historic Advieors i




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

31. Basement, south wing, view northwest

32. Basémeht,
south wall

south wing, view northwest at



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 ) by MHA

33. Basement, south wing, view at pass-through in demising wall in center of the south wing

34. Basement, south wing,view at south wall to
basement level windows

A
| MacHRastiec Historie Advisors .



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA
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36. Basement, original portion, view south towards
south wing

l i \ MacHRastiec Historie Advisors i



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019

Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

37. Basement, original portion, view southwest

F

south wing, view west

MacHRastiec Historie Advisors .



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA
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39. First floor, south wing, view west

40. First floor, dan_qaged floor structure in south
wing

LY [ i s1. MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

41. First floor, south wing, detail at windows (typical)

42. First floor, south wing, detail of steel column

l i s‘- MacHRastiec Historie Advisors i




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

= -~
43, First floor, south wing, steel colum adn floor structure detail; evidence for former gyp-
crete at right

el : .': g !
44, First floor, south wing, view west at southwest
corner

I [ 5,‘ MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA
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46. First floor, south wing, view east from west end

I
| I H MacHRastiec Historie Advisors .



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

48. First floor, south wing, view at tower near origi-
nal portion

LY l i s1. MacHRastiec Historie Advisors i



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 _ _ - by MHA
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50. First floor, south wing, south stairtower/second
floor landing
I [ 5,‘ MacHostie Historie Advisors i




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019

51. First floor, south wing, south stairtower entry lobby

l

52. First floor, south wing, south stairtower entry
lobby

I I 5" MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

54. First floor, south wing, view along west wall

55. First floor, south wing, detail of steel reinforced
timbers

A
| MacHRastiec Historie Advisors .



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA
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57.Second floor, south wing, view west near junc-
ture to original portion
I [ 5,‘ MacHostie Historie Advisors i



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019

Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

59. Second floor, south wing, view east at east
end

I E \ MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

61. Second floor, south wing, detail of steel and
wood structure

l i 1\ MacHRastiec Historie Advisors .



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 2820 by MHA
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62. Second floor, south wing, view west at southwest end

e

63. Second floor, south wing, view to south
stairtower

LY [ [ s1. MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St.,Charlotte NC 28205 by MHA
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64. Second floor, south wing, view north to original portion

west side

Historic Advisors 1o



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

67. Second floor, original portion, view north in
center

MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

68. Second floor, original portion, window detail; typical

69. Second floor, east stairtower upper floor

I [ 5,‘ MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

o

71. Second floor, original portion, detail of wood
structure
I [ 5,‘ MacKostie Historic Advisors e




NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

73. Second floor, North Wing, view south to original
portion

LY [ [ s1. MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

74. Second floor, original portion, view north to North Wing

i I sﬁ MacHostie Historie Advisors we



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

76. Second floor, North Wing, view west towards north end

Foxrr  » &

e -

77. Second floor, .North Wing, view west towards
north end
l i s‘- MacKostie Historic Advisors i



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

ol

o-r_tﬁrough floor

78. Second floor, North Wing, view west towards north end; view to first

at left (photo credit: BB+M, 2020)
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NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. avidson St,, Charlotte NC 28205
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80. SRO Building, E. 36th Street facade, view north

LY [ [ s1. MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

81. SRO Building, E. 36th Street facade, view north

82. SRO Building, north elevation, view east from
E. 36th Street

I [ 5,‘ MacHRastie Historie Advisars 1ie



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019

3315 N. Davidson St., Charlotte NC 28205 by MHA
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NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

85. SRO Building, east elevation from parking area

86. SRO uildfﬁg, east elevation from parking area

l i 1\ MacHRastiec Historie Advisors .



NPS PROJECT # 40603 - NPS HPCA Part 2 PHOTOS Photos dated, 04/2019
Johnston Mill 05/2019
3315 N. Davidson St., Charlotte NC 28205 by MHA

87. SRO Building, south elevation

m MacHRastiec Historie Advisors i
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NOT IN SCOPE
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GENERAL NOTES - ENLARGED FLOOR PLAN

GENERAL CONDITIONS

z
]
z
B
153

QUESTIONED.

3.

4,

ABOVE.

WALLS

PRIOR TO BEGINNING CONSTRUCTION.
TO ENSURE SECURE ATTACHMENT,
JAMBS, ETC.) SHALL BE IN LINE ACROSS VOIDS.

£
5%
6
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g
2

2
3.
4
s.
6.

WATERLINE REQUIRED HERE FOR COFFEE

MACHINE.

[}

CODED NOTES - ENLARGED FLOOR PLAN

DEEP WHITE MELANINE SHELVING SECURED TO THE WALL
WITH WITH ADJUSTABLE HEAVY DUTY BLACK METAL BRACKETS.

TO BE BUILT IN FIELD.

2
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o
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PROVIDE BLOCKING IN NEW WALLS
(OR SURFACE MOUNTED 10 EXISTBIG
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IDUMBELLS/ WEIGHTS.
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BIKE HOOKS R
DESIGN: DERO BIKE HOOK SOLO

BIKE HOOKS PROVID:
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BIKE REPAIR STATION:
BASIS OF DESIGN:
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CLEAN UP AREA
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