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EXECUTIVE SUMMARY

Project Background

The Caleb Cushing House property is located in the Newburyport Historic             
District on the corner of High Street and Fruit Street.  The property consists 
of 4/10th of an acre on which sits a three-story Federal style brick house, a 
19th century carriage barn and a small shed which served as a laundry shed 
and privy, and the a three-story 19th century brick building known as the 
Perkins Prin  ng and Engraving Plant (“The Mint”). The landscaped spac-
es that frame these structures include an  ornamental garden, a former      
nursery and orchard area, a Courtyard and a Laundry Yard.  The focus of this 
report are the Courtyard, Laundry Yard and the former Nursery-Orchard 
area along with an alley leading from Fruit Street to the carriage barn.   

The Cushing House was built in 1808, and from 1818 to 1955 was                                                 
con  nuously occupied by   members of the Cushing family.  Margaret  Cush-
ing, the last family member to reside there, was adamant about retaining 
the historical integrity of the property so that almost no improvements or 
changes had been made to the property at the  me of her death in 1955. 

The Historical Society of Old Newbury (HSON) received ownership of the                  
Caleb Cushing House and grounds in 1955 a  er the death of Margaret 
Cushing and in 2008 they received ownership of the Perkins Prin  ng and 
Engraving Plant (“The Mint”).  They have been working towards the reha-
bilita  on of the house and grounds since taking ownership. 

The HSON received a grant from the Massachsue  s Historical Commission 
(MHC) to develop a preserva  on plan for the Courtyard and the Laundry 
Yard as well as the former Nursery-Orchard at the northwest corner of the 
Cushing House property.  The HSON project objec  ves are to rehabilitate 
these areas of the project site so as to improve drainage issues, rehabili-
tate deteriorated structures and provide barrier-free access for museum 
visitors while maintaining the original materials and historic integrity of the                
property.

This report is presented as follows:

• Part 1 – Introduc  on: This sec  on provides an overview of the property 
history and objec  ves and the Research Methodology.

• Part 2 – Site Analysis and Assessment: This sec  on reviews the                                        
property’s   landscape characteris  cs and provides the exis  ng condi-
 ons survey, photographic documenta  on and site analysis.
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• Part 3 – Findings and Recommenda  ons:  This sec  on presents the                   
preserva  on strategies and treatment plan op  ons for rehabilita  on of 
the site.

• Part 4 – Implementa  on of Work:  This sec  on presents an Es  mate of 
Probable Construc  on costs based on the treatment plan op  ons along 
with recommenda  ons for phased implementa  on of work.

• Appendix A - This appendix includes full size sheets for the Exis  ng Con-
di  ons Plans and the Treatment Plans.

• Appendix B - This appendix includes the Archaeological  Reconnais-
sance Survey Technical Report and the Intensive (Loca  onal) Archaeo-
logical Survey.

Research Methodology

The Na  onal Park Service’s Secretary of the Interior Standards are being 
followed in the research and treatment recommenda  ons for this proj-
ect.  Those standards provide four treatment approaches as appropriate 
for an historic property.  In reviewing these four treatments approaches 
with the HSON and the MHC, the treatment approach of Rehabilita  on was               
considered the most appropriate for this project as the HSON is looking to 
make the site more accessible to visitors with physical challenges, remedy 
issues of deteriora  ng materials and remove elements inconsistent with 
the property’s historic character.  Research and data collec  on follows                                      
recommended prac  ces outlined by the Na  onal Park Service (NPS)  Secre-
tary of the Interior’s Standards for the Treatment of Historic Proper  es, the 
NPS preserva  on Brief No. 36 which provides guidelines for the treatment, 
protec  on and management of historic landscapes with which the Massa-
chuse  s Historical Commission complies.  

Site Analysis and Assessment Process

 Archaeological Surveys

The Public Archaeology Lab, Inc. (PAL) completed reconnaissance and inten-
sive (loca  onal) archaeological surveys at the Cushing property as part of 
the landscape rehabilita  on project.  The reconnaissance survey consisted 
of a walkover survey and program of archival research designed to provide 
summary environmental, historical, and cultural contexts for the Cushing 
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property.  These data were combined to develop supportable statements 
regarding the pre-contact (prehistoric) and post-contact (historic) archae-
ological sensi  vity of the property and provide recommenda  ons for the 
management of known and poten  al archaeological resources.

Following the reconniassance survey, PAL conducted an intensive                       
(loca  onal) archaeological survey in those areas slated for ground                        
disturbance associated with the proposed landscape rehabilita  on proj-
ect.  The survey consisted of the hand excava  on of eight (8) test pits dis-
tributed at selected loca  ons in the Courtyard, Laundry Yard and Nursery-
Orchard space.

 Topographic Survey and Photographic Documenta  on

Visual Inspec  on, mapping and photographing of all site features was                      
completed along with a topographic survey of the property so that an                   
accurate exis  ng condi  ons record of all site condi  ons could be gener-
ated.  In conjunc  on with the topographic survey of the project area, a 
cultural landscape assessment was made of all exis  ng site features.  The 
assessment was done in accordance with Na  onal Park Service guidelines 
and includes all relevant site features such as site surfaces, vegeta  on, 
site ameni  es, fences, gates, curbs, and site drainage features.  Informa-
 on from the topopgrahic survery, visual inspec  on and photographic                      

documenta  on is presented in Part 2 and on the Exis  ng Condi  ons Plans.

Exis  ng Condi  ons Documenta  on

The documenta  on of all exis  ng condi  ons has been provided in both 
plan drawings and through a wri  en narra  ve. The Exis  ng Condi  ons 
Plan is based on the topographic survey of 2017 exis  ng site condi  ons. 
The Photographic Documenta  on Plan includes a legend indica  ng the           
loca  on of  high resolu  on color digital Photographs (4” x6” size) that 
are included in the narra  ve on Photographic Documenta  on in Part 2 
of this report.  A Site Analysis Plan summarizes the landscape a  ributes 
of the property, no  ng challenges and issues rela  ng to drainage, acces-
sibility, and maintenance of the site and its historic features.  These three                 
drawings provide an up-to-date 2017 documenta  on of the site showing 
all ground surfaces, drainage, cisterns, fences, plan  ngs, and other sig-
nifi cant landscape features. These drawings are provided in full size and 
reduced size formats in Appendix A.

EXECUTIVE SUMMARY
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Findings and Recommenda  ons

The project team assembled all documenta  on and research and pre-
sented fi ndings as a comprehensive analysis of the history and the site’s                      
exis  ng condi  ons. The archaeological reconnaissance survey assessed the 
Cushing property with moderate pre-contact archaeological sensi  vity to 
contain low-density Late Archaic to Woodland period deposits in varably 
intact soils, and moderate and high post-contact archaeological sensi  vity 
to contain landscape features (e.g. barn founda  ons, former cart paths and 
pathways, gardens, plan  ng beds, and fences) associated with the post-
1809 occupa  on by the Cushing Family. The intensive archaeological sur-
vey, however, iden  fi ed no poten  ally Na  onal Register-eligible archaeo-
logical resources within the tested areas, and no addi  onal survey work 
was recommended as part of the proposed landscape rehabilita  on pro-
gram.  The combined results of the reconnaissance and intensive archaeo-
logical sruveys were provided as a technical report to the MHC for review in 
August 2017 ( Appendix B). MHC concurred with PAL’s recommenda  ons.

The Treatment Plans completed by Landscape Elements LLC provide                      
recommenda  ons for all needed rehabilita  on. These plans present                       
recommenda  ons based on the providing the following HSON goals for the 
property.

• Provision of barrier free access to the site;  
• Treatment of the ground surfaces of cobblestone, brick, and grass to 

provide a hazard-free surface re-using the exis  ng materials.
• Treatment of extant cisterns and water pump/well.
• Treatment of drainage issues
• Reconstruc  on of board and la   ce fences; 
• Replacement of period plan  ngs; 
• Introduc  on of appropriate ligh  ng to provide night-  me safety.  

Implementa  on of Work

The implementa  on recommenda  ons in Part 4 of this report provide                              
Es  mates of Probable Construc  on Costs for all of the recommended                        
treatment op  ons along with recommenda  ons for phased implementa-
 on of these proposed treatment enhancements. Also included in Part 4 

is a template for the HSON to record the work as it is completed to ensure 
that historic preserva  on standards are followed and maintained.

EXECUTIVE SUMMARY
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Project Objec  ves

The Caleb Cushing House property consists of approximately 4/10 acre at 
98 High Street in Newburyport, Massachuse  s. The property contains the 
3-story, brick Federal-style Cushing House, a relocated nineteenth-century 
carriage house, a smaller shed that was formerly used as a privy, several 
ornamental gardens, a cobblestone/grass Courtyard and Laundry Yard. and 
the 3-story Perkins Prin  ng and Engraving Plant. The landscape areas are 
defi ned by perimeter fences in a variety of heights and period styles. The 
Cushing House was built in 1808, and from 1818 to 1955 was con  nuously 
occupied by members of the Cushing family.  

Margaret Cushing, the last family member to reside there, was adamant 
about retaining the historical integrity of the property. Thus, almost no                 
improvements or changes had been made to it at the  me of her death in 
1955.

A  er Margaret Cushing’s death, the Cushing heirs donated the house 
and grounds to the Historical Society of Old Newbury (HSON). The house 
now func  ons as the Museum of Old Newbury and the headquarters for 
the HSON. The Caleb Cushing House (NWB.23) is listed on the State and                        
Na  onal Registers of Historic Places, and was designated a Na  onal His-
toric Landmark in 1973.

The HSON project objec  ve is to rehabilitate the Courtyard, Laundry Yard 
and rear area known as the Orchard-Nursery to provide barrier-free access 
for museum visitors while maintaining the original materials and historic 
integrity of the site. These three areas consist of a combina  on of grassy 
lawns, brick paths, and river/cobble stone surfaces. Over  me, the brick 
paths and river/cobblestones have become uneven and present hazardous 
condi  ons for foot traffi  c. Poor drainage further complicates use of these 
areas. In prepara  on for future  rehabilita  on work, this  preserva  on 
plan and report provide a  comprehensive assessment of these areas and                        
present  recommenda  ons and treatments for their rehabilita  on. 

The recommenda  ons and treatment plans provide a guide for future                    
rehabilita  on work as well as a basis for the implementa  on of the recom-
mended rehabilita  on projects.  

PART 1 - INTRODUCTION
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Historical Overview

The Cushing House property is located within the Newburyport Na  onal 
Register District in the City of Newburyport, Massachuse  s. The site is also 
within the Newburyport Historic District. The site was declared a Na  onal 
Historic Landmark and listed on the Na  onal Register of Historic Places in 
1973. It received Historic District designa  on in 1984.  It was included in 
the Fruit Street Local Historic District in October 2017.

The house is deemed na  onally signifi cant for its associa  on with Caleb 
Cushing, a 19th-century diplomat whose defi ning achievement was the 
Treaty of Wanghia which was nego  ated in 1849 with the Qing dynasty 
of China. This treaty was the fi rst of its kind in which the United States se-
cured equivalent rights to those of tradi  onal colonial powers.  The New-
buryport Historic District includes most of the historic downtown area of 
Newburyport, Massachuse  s.  The Historic District is bounded by the Mer-
rimack River, Water Street, State Street and High Streets. The district cov-
ers approximately 750 acres of land and has more than 2,500 contribu  ng 
buildings. The buildings include architectural styles da  ng from the 17th 
century to the early 20th century. The district was added to the Na  onal 
Register of Historic Places in 1984.

The property at 98 High Street was originally subdivided in 1808 when 
William Hunt and his wife Sarah purchased a 32.72 rod lot at the corner 
of High Street and Fruit Street. William Hunt constructed the brick house 
which stands at the site to this day.  In 1818 the western half of the lot 
was sold by widow Sarah Hunt to John Cushing, Sr.  This property trans-
fer also included the rights to a 12-foot right of way across Sarah Hunt’s 
property, providing access to Fruit Street.  Cushing, his second wife and 
four children occupied the house un  l his death in 1849.  John Cushing, Sr. 
purchased the en  re eastern half of the lot from Sarah Hunt in 1822, thus                             
reuni  ng the property into the original 32.72 rod lot.  Between 1820 and 
1837, land that is presently the formal garden on the eastern side of the lot 
was added to the Cushing property.

Upon John Cushing Sr.’s death in 1849, his sons William and John Cushing, 
Jr., obtained joint ownership of the property.  The deed transac  on shows 
that the house was divided into a duplex and that there were specifi c use 
agreements between the brothers regarding living quarters and ancillary 
spaces in the house.   John Cushing, Jr. and his wife and fi ve children lived 
in the northern half of the house and had full use of the two story barn 
and the adjacent open land (now the formal garden).  William Cushing 

Photo of William Cushing; 
courtesy of Newburyport 
Daily News

Photo of Cushing House, 
courtesy of Museum of Old 
Newburyport

PART 1 - INTRODUCTION



Cushing House Landscape Preservation Plan Page 19

Plan of Cushing House property 
during 1820 from Changes Over 
Times: Development of the     
Cushing House Landscape 1808-
1997” report by Lucinda Brockway

Plan of Cushing House property 
during 1870 from Changes Over 
Times: Development of the     
Cushing House Landscape 1808-
1997” report by Lucinda Brockway

PART 1 - INTRODUCTION

Plan of Cushing House property 
during 1931 from Changes Over 
Times: Development of the     
Cushing House Landscape 1808-
1997” report by Lucinda Brockway
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inherited the southern half of the house (Fruit Street side) and full use 
of the one-story shed/privy behind the house. He con  nued to live at 18 
Fruit Street and his mother Elizabeth (John Sr.’s widow) lived in his half of 
the house.

Elizabeth Cushing, widow of John Cushing, Sr., died in 1865 and in 1867               
William sold his half interest to his brother John Cushing, Jr., who re-unit-
ed the house as a single family dwelling.  John Jr. also bought addi  onal 
land from his neighbors to  extend the property to the north and east.  
With the purchase of the  Perley Tenney property adjacent to the east on 
Fruit Street, John was able to add an “alley” or lane to access the carriage 
barn and also add 14 feet of land to his rear garden.  

The acquisi  on of this addi  onal land allowed John Cushing, Jr. to relocate 
and rotate the barn, turning it perpendicular to High Street (its current        
posi  on and loca  on) and also to create the alley access to the barn from 
Fruit Street. Around the same  me, John Jr. also acquired a small piece 
of land in the northeast corner of his property from the Perkins family.  
Between 1867 and 1890, landscape features were added to the garden 
and the rear of the property. These features included fruit trees, fences, a 
summerhouse, an arbor, boxwood shrubs, and shade trees along High and 
Fruit Streets.

Margaret Cushing was one of the daughters of John Cushing, Jr.  She was 
born in the house in 1855 and lived there un  l her death in 1955.  In 1931, 
Margaret provided a sketch plan of the garden as per her remembrances.  
In 1936, a Historic American Building Survey (HABS) documenta  on was 
made of the en  re site. These drawings are available at the HSON archives 
and the Library of Congress.  They document site condi  ons of that  me.

Margaret and her brother Lawrence resided in the house a  er their father, 
John Cushing Jr’s death in 1906.  Lawrence died in 1933 and Margaret 
died at the age of 100 in 1955.  The family heirs turned the property over 
to the Historical Society of Old Newbury  which has since then operated 
the property as a public museum. Since taking ownership of the Cushing 
House and grounds, the HSON has  ini  ated projects for the restora  on of 
the grounds, the gardens and  the house. 

Two prior ini  a  ves include a study of the Cushing  family gardens             
completed by Elizabeth M. Ware and Lucinda Brockway in May 1997 
and a report “Change Over Time: Development of the Cushing House                     
Landscape,” completed by Lucinda Brockway (Past Designs) in November 
1997.  Refer to page 19 for plan images from this report.

PART 1 - INTRODUCTION
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Reproduc  on of 1936 Historic American Building Survey (HABS) drawing.  Courtesy Library of Congress.
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Methodology
 
 Project Ini  a  on

This project began with a mee  ng with the Historical Society of Old New-
bury (HSON) and a historical planner from the Massachuse  s Historical 
Commission (MHC).  At this ini  al mee  ng, the project team reviewed 
available relevant historical documenta  on, began photographic docu-
menta  on, and ini  ated the site survey. The team also consulted about 
par  cular areas of concern for the future development of the property.  

In consulta  on with the HSON and MHC, the  treatment approach of Re-
habilita  on was considered the most appropriate for this project as the 
HSON is looking to make the site more accessible to visitors with physi-
cal challenges. There also is a need to remedy issues of deteriora  ng ma-
terials as well as remove site elements inconsistent with the property’s            
historic character.

The Public Archaeology Lab, Inc. (PAL),  prepared an archaeological per-
mit applica  on to conduct a  reconnaissance survey at the Caleb Cushing 
House for review by the HSON and the MHC. The permit applica  on in-
cluded a technical proposal that described the proposed project and sur-
vey methodology; summary environmental, cultural, and historical con-
texts for  the  property; expected archaeological resources; and a schedule 
for comple  ng of all research, fi eld survey, and work products.

 Research and Data Collec  on

Research and data collec  on follows recommended prac  ces outlined 
by the Na  onal Park Service (NPS) Secretary of the Interior’s Standards 
for the Treatment of Historic Proper  es, the NPS preserva  on Brief No. 
36 which provides guidelines for the treatment, protec  on and  man-
agement of historic landscapes with which the Massachuse  s Historical                                    
Commission (MHC) complies. 

Research included a review of Historical Society of Old Newbury archives, 
the Na  onal Register nomina  on for the Cushing House, Na  onal Historic 
Landmark records for the Cushing House property, City of Newburyport 
engineering and planning records, the Massachuse  s Cultural Resource 
Informa  on System (MACRIS), and  Library of Congress records and fi les 
maintained at the Massachuse  s  Historical Commission (MHC).                    

PART 1 - INTRODUCTION
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PAL conducted a research program suffi  cient to provide summary envi-
ronmental, pre-contact (prehistoric) and post-contact (historic) cultural 
contexts for the Cushing property and to developing supportable state-
ments regarding its archaeological sensi  vity. The archaeological site 
fi les maintained at the MHC were reviewed for informa  on on known                            
cultural resources within or near the property. A preliminary review of the                                
archaeological inventory within a one-mile  radius of the parcel iden  fi es 3 
post-contact sites and 7 pre-contact sites.

The research also included a review of the Na  onal Register and Na  on-
al Historic Landmark documenta  on for the property, the 1936 Historic 
American Building Survey (HABS) documenta  on; previous landscape and 
architectural studies; historic maps and plans; archival photographs; local 
and regional histories; and available environmental and exis  ng condi  ons 
data.  Copies of the detailed HABS drawings are found in Appendix A.

 Visual Inspec  on, Mapping and Photographing of all Features

All team members were involved in the visual inspec  on, mapping and 
photographing of the project site.  These photographic records  document 
current cultural landscape features and surface features of the project 
area and provide a photographic record that meets criteria for Historic                 
American Landscape Survey (HALS) documenta  on as well as Secretary of 
the Interior Standards. 

A topographic survey was completed to obtain an accurate Exis  ng                          
Condi  ons Plan of all site features. A deed research of the property was 
completed with the Registry of Deeds to ensure accuracy of property lines 
in the project area so that future rehabilita  on work does not encroach on 
public rights of way.

The results of the visual inspec  ons, photographic documenta  on  and 
site survey are the Exis  ng Condi  ons Plan, the Photographic Documen-
ta  on Plan and the Site Analysis Plan.  These three drawings provide an 
updated documenta  on of the site showing all ground surfaces, drainage, 
cisterns, fences, plan  ngs, and other signifi cant landscape features.

 Archaeological Reconnaissance Survey

PAL completed an archaeological reconniassance survey of the Caleb 
Cushing property under archaeological permit #3708 issued by the MHC.  
The survey consisted of a program of archival research ( described in Re-
search Data and Collec  on) and a walkover survey of the en  re property to                       

PART 1 - INTRODUCTION
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examine and document the current physical condi  on of the parcel, assess 
the integrity of the ground surface, and to collect data about its general 
environmental  se   ng. Informa  on on exis  ng condi  ons and visible cul-
tural and  landscape features were noted on scaled project plans and with 
digital photography. Any surface indica  ons of archaeological sites were 
also recorded during the walkover survey.  

Following the comple  on of the research and fi eld inves  ga  ons, PAL            
prepared an archaeological reconnaissance survey report including a nar-
ra  ve of the methods, results, and general conclusions about the archaeo-
logical sensi  vity of the property. Environmental data (i.e. soils, contours, 
wetlands, surfi cial  geology) have been overlaid on the exis  ng condi  ons 
plan of the  property to iden  fy poten  al loca  ons of pre-contact sites. 

Similarly, historical maps were overlaid on the exis  ng condi  ons plan to 
illustrate its historical development and to iden  fy the loca  ons of poten-
 al post-contact structural and landscape features or ar  fact deposits. 

This informa  on, in combina  on with the summary cultural and environ-
mental context statements, was used to stra  fy the property into areas of 
high, moderate, and low pre- and post-contact archaeological sensi  vity. 
All plans and maps showing the loca  ons of known and poten  al archaeo-
logical resources and archaeological sensi  vity are provided as fi gures in 
this report. Recommenda  ons are provided for the management of ar-
chaeologically-sensi  ve por  ons of the property to guide future mainte-
nance and project work in those loca  ons.

The archaeological reconnaissance survey report is provided in Appendix 
B.

 Cultural Landscape Assessment

In conjunc  on with the topographic survey of the project area, a cul-
tural landscape assessment was made of all exis  ng site features.  The                      
assessment was done as per Na  onal Park Service guidelines and includes 
all relevant site features such as site surfaces, vegeta  on, site ameni  es, 
fences, gates, curbs, and site drainage features.  The assessment of the site 
cistern and well were reviewed with the City of Newburyport Department 
of Public Works.  The available informa  on on the Cushing property’s u  li-
 es shows public connec  ons for sewer and water from High Street and 

Fruit Street. Informa  on regarding the current condi  ons of the well and 
cisterns will require further archaeological inves  ga  on. 

PART 1 - INTRODUCTION
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 Site Documenta  on

The documenta  on of all exis  ng condi  ons has been provided in both 
plan drawings and through a wri  en narra  ve. The narra  ve includes              
descrip  ons of high resolu  on color digital Photographs (4” x6” size) with 
the photographs keyed to a Photographic Documenta  on Plan. 

A Site Analysis Plan summarizes the landscape a  ributes of the property, 
no  ng challenges and issues rela  ng to drainage, accessibility, and mainte-
nance of historic character.

 Archaeological Intensive (Loca  onal) Survey

Following the comple  on of the Courtyard and Laundry Yard treatment 
plans and the development of construc  on plans detailing the ver  cal and 
horizontal extents of subsurface impacts associated with that work, PAL 
prepared a permit applica  on for addi  onal archaeological inves  ga  ons 
that were recommended as a result of the reconnaissance survey. The per-
mit applica  on (MHC #R.C. 35397) included a descrip  on of the proposed 
project, research and subsurface tes  ng methodologies, and an  cipated 
work schedule.

The purpose of the survey was to located and iden  fy any poten  ally sig-
nifi cant archaeological resources that might be aff ected by the proposed 
treatments so that measures could be taken to avoid, minimize, or mi  gate 
any adverse eff ects to them in compliance with Masschuse  s General Laws 
(MGL Chapter 9, Sec  ons 26-27C).  The survey consisted of the hand exva-
 on of eight (8) test pits at selec  ve loca  ons in the Courtyard, Laundry 

Yard and Nursery-Orchard space.  No poten  ally Na  onal Register-eleigible 
archaeological resources were iden  fi ed within the tested areas, and no 
addi  onal survey work was recommended as part of the proposed land-
scape rehabilita  on program.  The combined resulst of the reconnaissance 
survey and the intensive (loca  onal) archaeological surveys were provided 
as a revised tehnical report to the MHC for review in August 2017.  This 
intensive survey fi eldwork was conducted from July 5-16, 2017 under ar-
chaeological permit #3708.  The report is provided in Appendix B.  The 
MHC concurred with PAL’s recommenda  ons.

PART 1 - INTRODUCTION
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Findings and Recommenda  ons
 
The project team assembled all documenta  on and research and pre-
sented fi ndings as a comprehensive analysis of the history and the site’s 
exis  ng condi  ons. The team then made recommenda  ons for all needed             
rehabilita  on. These recommenda  ons have been represented on the 
treatment plans and treatment recommenda  ons and in the archaeologi-
cal reports.

 Treatment Op  ons, Recommenda  ons & Priori  zing Condi  ons 

The Secretary of the Interior Standards address four treatment types for 
an historic property. These types are defi ned as follows at www.nps.gov.

• Preserva  on – focuses on the maintenance and repair of exis  ng               
historic materials and reten  on of a property’s form as it has evolved 
over  me. 

• Rehabilita  on acknowledges the need to alter or add to a historic 
property to meet con  nuing or changing uses while retaining the 
property’s historic character. 

• Restora  on depicts a property at a par  cular period of  me in its              
history, while removing evidence of other periods. 

• Reconstruc  on re-creates vanished or non-surviving por  ons of a 
property for interpre  ve purposes.

The choice of treatment depends on a variety of factors including physical 
condi  ons at the site, the historical signifi cance of the site, the proposed 
uses and the intended interpreta  on. 

The treatment plans for this property were prepared based on the                             
approach of  “Rehabilita  on”  as determined through consulta  on                            
reviews with the HSON  and the MHC. 

These reviews also determined the most appropriate period to represent 
and the most apropriate features to rehabilitate and retain.  It was deter-
mined that the the Rehabilita  on would cover the period between 1870 
and 1955 as this period in the property’s history incurred the least amount 
of change.  (Margaret Cushing was born in the house in 1855 and lived 
there un  l her death in 1955. Records indicate that she made few changes 
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to the property during her  me there.)

The treatment plans for the Cushing property present recommenda  ons based 
on the providing the following HSON goals for the property.

• provision of barrier free access to the site;  
• treatment of the ground surfaces of cobblestone, brick, and grass to pro-

vide a hazard-free surface re-using the exis  ng materials;
• treatment of extant cisterns and water pump/well to provide safe site 

access by visitors;
• treatment of drainage issues;
• reconstruc  on of board and la   ce fences; 
• removal of inapproproate plan  ngs and replacement of period plan  ngs 

that are in poor condi  on; 
• introduc  on of appropriate ligh  ng to provide night-  me safety.  
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Overview of Landscape Characteris  cs

The following overview of landscape characteris  cs is provided based on 
standard analysis and assessments for Cultural Landscape Reports.

  Spa  al Organiza  on

This is a vernacular landscape whose spa  al organiza  on has evolved over 
the en  re history of the site’s ownership.  A detailed review of the site’s 
development was prepared by Lucinda Brockway of Past Designs in 1997 
in the report “Change Over Time: Development of the Cushing House 
Landscape”.   Based on the report and research completed by Elizabeth M. 
Ware and   Lucinda Brockway in 1995-97, we gained the following informa-
 on about the site’s  spa  al organiza  on.

The land which currently serves as the garden was acquired probably be-
tween 1819 and 1837.  The original owner was John Noyes. The land that 
currently serves as the loca  on for the barn and the nursery-orchard was 
originally owned by Widow Watkins.  The land which currently serves as 
the alley or drive to the barn was originally owned by Perley Tenney.

The spa  al organiza  on has historically focused around the house which 
has been situated in the western corner of the property since it was built 
in 1808 for Captain William Hunt.  In 1818 Sarah Hunt, widow of Captain 
William Hunt, sold the western half of the property (17.6 rods) to John 
N. Cushing, Sr. This purchase included a 12-foot wide cart path easement 
from Fruit Street across Sarah Hunt’s property. In 1822, the property re-
turned to its 32.72 rod lot when John N. Cushing, Sr. purchased the eastern 
half of the Hunt property.   At this point in  me, the barn was located along 
the eastern property line and the barn door faced High Street.  The land on 
the north and east side of the house was used for access drives connec  ng 
the barn to High Street and Fruit Street. 

Expansion to the original 32.72 rod lot occurred between 1819 -1837 when 
the land to the northwest of the side yard was obtained from Samuel Ten-
ney.  This land has served as a garden in various formats. During this period 
the barn held its original posi  on with the length along the north-south 
axis. The land currently used as the Nursery-Orchard was also purchased 
between 1819 and 1837.  John Cushing, Jr., son of John, Sr. and Elizabeth 
Cushing, purchased  addi  onal land in 1867.  These proper  es allowed the 
addi  on of the  Nursery-Orchard, allowed the rota  on of the barn to its 
current confi gura  on facing towards Fruit Street and allowed the crea  on 
of a new access to the barn via a cobblestone alley from  Fruit Street.
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 Land Use

The property has always func  oned as a residence.  The house was sub-
divided into a two family residence during two periods in its history but it 
has served as a single family residence since 1867.

Other residen  al func  ons for the property have included vegetable and 
fl ower gardens, a plant nursery with orchard, a carriage barn and related 
courtyard and a laundry yard.

 Cultural Tradi  ons

The property has been used as a residence since it was purchased by John 
N. Cushing, Sr. in 1818.  Changes in residen  al use from single family to 
mul  -family occurred at two periods when ownership exchanged hands 
between family members.  The acquisi  on of neighboring proper  es                 
allowed the addi  on of a lane or “alley” from Fruit Street and the addi  on 
of a garden to the west of the original property boundaries.

 Circula  on

As the property is situeated on the corner of High and Fruit Streets, there 
is direct access to the lot from both of these Streets.  There is the only               
vehicular access to the site from Fruit Street via a cobblestone alleyway 
that has a double gate at the entrance.  Access is available directly to the 
barn from this alley.  There is a small arched gate at the end of the fence 
along the west side of the alley and this gate provides access to the Court-
yard.

Pedestrian access to the site is available through a gate at Fruit Street that 
opens onto a brick path which leads directly into the Laundry Yard and 
from which there is access into the basement of the house as well as fur-
ther into the courtyard area.  There is also pedestrian access via a sloped 
brick walk along the west side of the house that is accessed via a gate at 
High Street.  This walk leads directly to the Courtyard area of the property.  
Pedestrian access is available to the garden and into the nursery-orchard 
via gravel/peastone paths.  The one long axial path in the nursery-orchard 
area is comprised of cobblestone and granite paver stones and it leads to 
‘The Mint” (Perkins Prin  ng and Engraving Plant).
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 Topography

The site does have an eight (8) foot grade diff eren  al between High Street 
and the alley at Fruit Street on the northern side of the property.  The  land 
slopes gently from south to north towards the barn.  The Nursery-Orchard 
area slopes gently from south (at the barn) to north towards the Perkins 
Mint Building.  The slope along the side yard (west side of the house) is 
above 10 percent which is greater than ADA ramp allowances of 1:12 or 
8.33%  (with a railing). The Laundry Yard and Courtyard areas are essen-
 ally fl at but there are surface undula  ons in the cobblestones and brick 

walks in both areas.  These undula  ons create hazardous walking surfaces.  
They are most likely the result of uneven se  lement of subsurface materi-
als below the fi nish surface grade, possibly due to poor drainage.   

 Vegeta  on

Exis  ng vegeta  on at the project site includes a formal garden area that 
was restored in the late 1990’s, a former Nursery and Orchard area to 
the west side of the carriage barn, some founda  on plan  ngs around the 
house and some shrub plan  ngs in the laundry yard and courtyard.  Grape 
vines also grow along the south side of the carriage barn and over the 
wood arbor on the east side of the carriage barn.  The HSON does not wish 
to replace the arbor as records do not indicate the presence of an arbor in 
the current confi gura  on.  The HSON desires to maintain the grape vines 
along the south side of the carriage barn. ( This area is not within the 
scope of this project).

Plan  ngs in the laundry yard include a row of lilac shrubs along the board 
fence at Fruit Street.  These shrubs are not in good condi  on and based 
on  s  ll exis  ng iden  fi ca  on tags on these plants, the varie  es are not 
historic.  We recommend that the lilacs be replaced with mildew-resistant 
cul  vars that are appropriate to this loca  on and appropriate to early 19th 
century plan  ngs.

The shrub plan  ngs in the courtyard include one large American Holly (Ilex 
opaca) and two Flowering Quince (Chaenomalis speciosa) shrubs.  The 
holly is about 12 feet tall and six feet in diameter and is located against the 
la   ce fence.  The quince are located within the lawn area of the court-
yard.  These shrubs are very large and overpower the Courtyard space. 
Prior research by Lucinda Brockway and the Historic American Building 
Survey (HABS) drawings indicate the presence of the American Holly and 
Flowering Quince around 1936.  As the HSON would like to u  lize the 
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Courtyard space for large gatherings, they would like these large shrubs to 
be removed and not be replaced. Those plan  ngs remaining in the former 
Nursery and Orchard include some pear trees, an aging apple tree, three 
small boxwood shrubs and varie  es of ferns serving as an understory to 
the pear trees.  This area has  been used as a nursery for HSON plant sales. 
The pear trees and apple tree are in poor condi  on, some roots are un-
dermining the exis  ng cobblestone-bluestone walk and there are invasive 
vines growing among the trees and the groundcover plants.  This report 
recommends removal of all trees and replacement with cul  var fruit trees 
( pears) of hardier vari  es.  We also recommend replan  ng the trees at the 
loca  ons shown on the 1936 HABS  drawing.

 Buildings and Structures

Beyond the Cushing House, the signifi cant buildings and structures within 
the project area include the following:

• the carriage barn, 
• the laundry shed/privy, 
• the Perkins Prin  ng and Engraving Plant ( “the Mint”)
• perimeter wood fences, 
• a rus  c wood arbor, and
• a bulkhead at the northeast corner of the carriage barn, 

The fences are of various heights and styles, some being solid board               
fences and some being open la   ce fences.  The rus  c wood arbor is in 
poor condi  on and its current confi gura  on cannot be a  ributed to a 
specifi c historic period.  The loca  on is documented on the 1936 HABS 
drawings.  The 1936 HABS drawings also indicate a wooden boardwalk 
along the front (south side) of the laundry shed/privy building.  This wood 
boardwalk is no longer extant.  This report is recommending replacement 
of all exis  ng fences with fencing of style and height equal to the exis  ng 
varie  es.  The rus  c wood arbor will be replaced with a smaller arbor of 
the size and loca  on shown on the 1936 HABS drawing.

 Views and Vistas

Although the site is small, there are important views within the property 
that help to link the various site features and areas.  There is an east-west 
vista from Fruit Street at the alley entrance which leads down the cobble-
stone alley to the carriage barn.  Another east-west view from Fruit Street 
allows the visitor a perspec  ve from the laundry yard along the south side 
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of the courtyard and ending at the gate entrance to the north side of the 
formal garden.  There is a north-south vista from the formal garden along a 
granite set-cobblestone path that leads from the garden into the Nursery-
Orchard area which ends at a wooden alcove constructed against the south 
wall of the Perkins Mint Building.  The exis  ng brick walk along the east 
side of the house provides a view from High Street into the Courtyard.  This 
was originally an access lane to the carriage barn in its former loca  on and 
orienta  on.

 Small Scale Features

There are a number of Signifi cant small scale features within the project 
site.  The HSON goal is to retain and rehabilitate these features where pos-
sible. These features include the following:

• In the Courtyard
• Remnants of a well pump.
• Covered cistern located in cobblestone pavement.
• Extant cobblestone surface comprised probably of “river stones” or 

possibly ships ballast stones.  Archaeological surveys were unable to 
determine the period for this riverstone/cobblestone surface.

• In the Laundry Yard
• A manhole cover da  ng probably to the 1950’s
• An outdoor sink da  ng to around the 1920’s.

 Archaeological Sites

PAL conducted an archaeological reconnaissance survey in April 2017 to 
develop environmental and historic contexts for the property.and provide 
statements regarding the site’s pre- and post-contact archaeologial sen-
si  vity. Archaeological sensi  vity is defi ned as the likelihoood for below- 
ground cultural resources to be present.  Archaeological sensi  veity maps 
are provided as Figure 5.4 and Figure 5.5 of the technical report in Ap-
pendix  B.  PAL conducted an Intensive (Loca  onal) Archaeological Survey 
in July 2017 in those areas slated for ground disturbance associated with 
the proposed landscape rehabilita  on plan.  The subsurface tes  ng con-
sisted of eight (8) 50-x-50 cen  meter test pits.  No pre- or post-contact 
archaeological resources poten  ally eligible for lis  ng in the Na  on Regis-
ter of Historic Places were iden  fi ed during the survey, and no addi  onal 
archaeological inves  ga  ons were recommended.
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Exis  ng Condi  ons Survey 

An Exis  ng Condi  ons Plan (EC 1.0) was completed based on site analy-
sis completed by Landscape Elements LLC and a topographic survey                             
completed by Registered Land Surveyors,  Ducharme and Dillis of Bolton, 
Massachuse  s. The Exis  ng Condi  ons Plan provides a graphic picture of 
the exis  ng landscape features of the Laundry Yard, Courtyard, Alley and 
former Nursery-Orchard area. Also included are the basic features of the 
yard on the west side of the main house and the formal Cushing garden 
which was restored in the late 1990’s. 

The exis  ng condi  ons plan provides loca  ons of all buildings, structures, 
site features and topography at one-foot contour intervals.  The property 
boundaries are based on a deed research conducted through City of New-
buryport offi  ce of land records.

The City of Newburyport provided AutoCAD drawing fi les showing exis  ng 
u  li  es for the High Street and Fruit Street area.  These drawings showed 
exis  ng public water and sewer lines connec  ng to the Cushing House 
property.  There was no documena  on found for the following features 
within the Cushing property:

• the manholes in the laundry yard
• the cistern holes in the courtyard
• the well pump in the courtyard

The Exis  ng Condi  ons Plan on the following page is provided  in full size 
format in Appendix A.

PART 2 - SITE ANALYSIS AND ASSESSMENT

Image of  Well Pump. .HABS MA-213  October 29, 1940. Historic 
American Buildings Survey, John N. Cushing Place, 98 High Street, 
Newburyport, Essex County, MA, Frank O. Branzetti, Photographer.
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Photographic Documenta  on

The Photographic Documenta  on Plan Sheet (LA1.0) provides the loca  ons 
and views for photographs taken during the site survey and site analysis 
work.  The garden area is not a part of this study and thus there was li  le          
photographic documenta  on done for this area. (The garden had been        
previously documented by Lucinda Brockway in 1997.)

Photographic documenta  on is presented in 4”x6” size, digital, color               
format with descrip  ons on the pages that follow. The abbrevia  ons used 
under the photographs in the report correlated to the loca  ons from which 
they are taken as noted on the PHotographic Documenta  on Plan.

• CA - Alley
• CY – Courtyard
• LY – Laundry Yard
• ON – Orchard Nursery
• SY – Side Yard

The Photographic Documenta  on Plan on the following page is provided  
in full size format in Appendix A.   A reduc  on of this plan is provided on 
the following page. 
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Photographic Documentation - Cushing Alley

CA1: View looking towards Northeast of Alley

CA2: Northwest view down alley

PART 2 - SITE ANALYSIS AND ASSESSMENT



Cushing House Landscape Preservation Plan Page 41

CA3: Granite edging behind Laundry Shed

CA4: Northwest view of fence separating Cushing Alley from neighbor

Photographic Documentation - Cushing Alley
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CA5: View of North Side of Privy/Laundry Shed

CA6: Northwest view of alley, further towards Barn

Photographic Documentation - Cushing Alley
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CA7: Close up of Barn threshold 

CA8: Close up of north fence between Cushing Alley and neighboring property

Photographic Documentation - Cushing Alley
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CY1:View of Courtyard facing East towards Laundry Shed

CY2: Northeast View through arbor towards Alley

Photographic Documentation - Cushing Courtyard
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CY3: View of Barn threshold on Courtyard Side

CY4: Closeup of lawn area in Courtyard

Photographic Documentation - Cushing Courtyard
PART 2 - SITE ANALYSIS AND ASSESSMENT



Cushing House Landscape Preservation PlanPage 46

CY5: View South towards Cushing House East entrance

CY6: Close up of Cushing House East entrance

Photographic Documentation - Cushing Courtyard
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CY7: Closeup of cobblestone and gutter abutting Cushing House east side

CY8: View from Courtyard facing southeast towards Side Yard

Photographic Documentation - Cushing Courtyard
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CY9: Close up of granite curb and step on Side Yard path

CY10: Close up of possible cistern location in Courtyard

Photographic Documentation - Cushing Courtyard
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CY11: Close up view of possible Courtyard well

CY12: Close up of pump location in Courtyard

Photographic Documentation - Cushing Courtyard
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CY13: Courtyard view facing North towards Laundry Shed/Privy

CY14:Southwest view from Courtyard towards Cushing Laundry Yard

Photographic Documentation - Cushing Courtyard
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CY15: View of Laundry Shed/Privy overhang area

CY16: Close up view of fence enclosing Laundry Shed/Privy overhang area

Photographic Documentation - Cushing Courtyard
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LY1: View of Laundry Yard facing North

LY2: View of Cushing House Southeast lower level entryway

Photographic Documentation - Cushing Laundry Yard
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LY3: Northwest view of Laundry Yard fence along Fruit Street

LY4: Southeastern corner of Laundry Shed/Privy

Photographic Documentation - Cushing Laundry Yard
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LY5: Laundry tub along east side of Laundry Yard/Privy

LY6: Southeastern Laundry Shed/Privy threshold 

Photographic Documentation - Cushing Courtyard
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LY7: Northwestern Laundry Shed/Privy threshold in Laundry Yard

LY8: Southeastern Cushing House threshold in Laundry Yard

Photographic Documentation - Cushing Courtyard
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LY9:Detail of brick walkway leading from Courtyard toward Laundry Yard

LY10: Detail view of manhole (well cover) at southeast side of Laundry Yard

Photographic Documentation - Cushing Courtyard
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LY11: Detail of brick walkway leading towards Fruit Street

LY12: Detail view of downspout at East corner of Cushing House

Photographic Documentation - Cushing Courtyard
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LY13:Close up of Southeastern Cushing House threshold

LY14: Detailed image of granite stone at southeastern threshold

Photographic Documentation - Cushing Courtyard
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ON1: Northeastern View towards Perkins Printing Building

ON2: Northeastern view down Orchard pathway towards Perkins Printing Building

Photographic Documentation - Nursery - Orchard Area
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ON3: View standing from Northern Corner of Barn looking Northeast

ON4:View standing at Northern Corner of Barn, facing East

Photographic Documentation - Nursery - Orchard Area
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ON5: View facing Northeast towards Perkins Printing Building, left side of Orchard path

ON6: Detail photo of Orchard and Nursery path showing encroaching tree roots

Photographic Documentation - Nursery - Orchard Area
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ON7: Northwest corner of Barn structure

ON8: West-facing view of Northern corner of Barn structure and Orchard path

Photographic Documentation - Nursery - Orchard Area
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ON9: Photo of Arbor at southern corner of Perkins Printing Building

ON10: View facing Northwest of arbor and stone mill wheel at south corner of printing building

Photographic Documentation - Nursery - Orchard Area
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ON11: View of venthilation fan and utilities at western corner of Perkins Printing Building

ON12: Detail view of fence between Orchard area and drive property map 14 lot 2

Photographic Documentation - Nursery - Orchard Area
PART 2 - SITE ANALYSIS AND ASSESSMENT



Cushing House Landscape Preservation Plan Page 65

ON13: Detail of fence at Northeastern corner of Barn structure 

ON14: Northeastern side of Barn structure; view of gutter and hardware materials

Photographic Documentation - Nursery - Orchard Area
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SY1: View of sideyard facing southwest towards High Street

SY2: View of fence separating Cushing Sideyard and Gardens

Photographic Documentation - Side Yard
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SY3: View of arbor entrance to Cushing Gardens from Sideyard

SY4: Detail view of granite step separating Cushing Courtyard from Sideyard

Photographic Documentation - Side yard
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SY5: View across Sideyard facing southwest towards High Street 

SY6: Detail of windowsill along side yard

Photographic Documentation - Side Yard
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SY7: Detail of window by staircase threshold on side yard

SY8: Detail of stairs leading to Cushing House sideyard threshold

Photographic Documentation - Side yard
PART 2 - SITE ANALYSIS AND ASSESSMENT



Cushing House Landscape Preservation PlanPage 70

SY9: Detail photo of bench at north corner of Sideyard path

SY10: South-facing view across Sideyard toward High Street

Photographic Documentation - Side Yard
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SY11: Detail of staircase at Cushing House Sideyard threshold

SY12: View facing Cushing House Sideyard threshold and stairs

Photographic Documentation - Side yard
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Landscape Site Analysis

A Landscape Site Analysis Plan ( LA2.0) was completed as part of the Site 
Analysis and  Assessment work. A full size plan is provided in Appendix A.  This 
analysis notes extant features and provides observa  ons for each feature.

Laundry Yard
The following items are extant within the Laundry Yard.

• Structures
• Laundry shed/privy
• La   ce fence on west side of laundry shed 
• Board fence and gate along Fruit Street.

• Surfaces
• Brick walks from undetermined period
• Lawn area
• Cobblestone pavement surface abu   ng the house   

and buried under debris on the side yard to the east of the 
laundry shed/privy

• Plan  ngs
• Lilac Shrubs of undetermined period

• Site features
• Manhole cover in plan  ng bed along Fruit Street
• Laundry sink in plan  ng bed along Fruit Street - period unknown                          

The 1936 HABS drawings indicated a wooden boardwalk along the front (south 
side) of the Laundry Shed/Privy.   This feature is no longer extant.  The HSON 
would like this feature reconstructed.  The following are observa  ons regarding 
site condi  ons in the Laundry Yard.
The following are observa  ons regarding site condi  ons in the Laundry Yard.

1. The brick walk is in poor condi  on with undula  ons making it unsafe and 
not ADA compliant.

2. There are areas in the brick walk showing poor drainage due to                
pavement se  lement.

3. Lawn area requires regrading and recondi  oning. We recommend  sodding 
such a small area. The lawn grade will be adjusted to allow surface water 
to fl ow across the cobblestone surface and away from all buildings.

4. Exis  ng lilac shrubs are in poor condi  on. New shrubs should be planted. 
Use ‘historic period” varie  es.

5. Wood la   ce fence between Laundry Yard and Courtyard is in poor condi-
 on and should be reconstructed.

6. Boardwalk at south side of Laundry Shed/Privy as shown in 1936 HABS 
plan should be reconstructed.  The HSON has a temporary ramp that is 
currently used to provide ADA access to the Privy.  This temporary ramp 
will connect the reconstructed boardwalk to the reconstructed brick walk.

7. Trash storage on west side of Laundry Shed should move to open area on 
east side of structure.
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Landscape Site Analysis

Courtyard

Exis  ng Condi  ons show the following items as extant within the Courtyard
• Structures

• Carriage Barn towards west side
• La   ce fence on north side
• Arbor against carriage barn.

• Surfaces
• Cobblestone courtyard surface
• Lawn area

• Plan  ngs
• Large American Holly Tree against la   ce fence
• Vines on arbor
• Two medium size Flowering Quince shrubs in lawn area

• Site features
• Loca  on of former well pump covered with large stones
• Loca  on of former cisterns covered with large stones.

The 1936 HABS drawings indicated an arbor or “trellis” type structure against 
the carriage barn.  The current arbor appears to be larger and more extensive.

The following are observa  ons regarding site condi  ons
1. The cobblestone courtyard has undula  ons making it unsafe and not ADA 

compliant.
2. Lawn area requires regrading and recondi  oning. We recommend sodding 

such a small area.
3. Exis  ng shrubs detract from the open aspect of the courtyard space.  
4. Wood la   ce fence between Courtyard and Alley is in poor condi  on and 

should be reconstructed.
5. Further inves  ga  on is required to determine viability of reconstruc  ng 

the well pump.
6. Further inves  ga  on is required to determine condi  ons of cisterns and 

their func  ons.
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Landscape Site Analysis

Alley leading to Carriage Barn from Fruit Street

Exis  ng Condi  ons show the following items as extant within the Alley
• Structures

• Laundry Shed/Privy with steps leading to door on north side
• Picket fence on north property line
• Carriage Barn with bulkhead and ramp to entrance door.

• Surfaces
• Cobblestone surface with some exposed and some covered in top-

soil/grass
• Granite pieces at drive apron.
• Granite post at northeast corner of Laundry Shed/Privy
• Granite edging to address grade change between Alley and Courtyard 

and Laundry Yard.

The following are observa  ons regarding site condi  ons.

1. The cobblestone surface has undula  ons making it unsafe and not ADA 
compliant. Some of the surface is covered in topsoil/lawn.  As the cobble-
stone surface may be used largely for vehicluar access, ADA compliance 
may not be necessary in this alley. Further inves  ga  on is recommeded to 
determine the full extent of cobblestone under  the topsoil and grass.

2. Wood picket fence along property line is in poor condi  on. we recommend 
that it be reconstructed.

3. Further structural inves  ga  on will be required to determine the              
appropriate treatment for  the bulkhead at carriage barn.

4. The wood ramp to carriage barn is in fair condi  on.  We are recommend-
ing reconstruc  on as a two-piece structure that can be par  ally removed 
for be  er access to the Courtyard area through the arbor in the la   ce 
fence.
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Landscape Site Analysis

Nursery - Orchard Area

Exis  ng Condi  ons show the following items as extant within the Nursery - 
Orchard Area.

• Structures
• Alcove seat structure against Perkins Prin  ng & Engraving Building.
• Board fence on west property line, part of north property line and 

along east property line.
• Carriage Barn – rear side.

• Surfaces
• Walk with granite sets within cobblestone surface and bordered in 

some sec  ons by brick.
• Granite millstone at north end of walk near “The Mint”.
• Lawn area and plan  ng beds for perennials.
• Groundcover area on north side of Carriage Barn

• Plan  ngs – shown on 1936 HABS drawings
• Apple tree and 5 old Pear Trees along north side of this area.
• Three small boxwood shrubs

The following are observa  ons regarding site condi  ons.
1. The walk is in fair condi  on and should be reconstructed. If reconstructed 

as granite sets surrounded by  cobblestone, it could be made more level 
and safer for able individuals, however, it will s  ll not be ADA compliant.

2. Wood board fence along property lines is in poor condi  on and should be 
reconstructed.

3.  The Alcove seat structure is in poor condi  on and we recommend that it 
be reconstructed.

4. The lawn area should be recondi  oned.
5. The plan  ng beds for perennials as shown on the 1936 HABS drawings 

could be restored.
6. All of trees are all in poor condi  on and present a hazard. We recom-

mend removal of all trees and replan  ng of new fruit trees to restore the                 
character of the Orchard.

Image of Alcove seat structure.HABS MA-213  October 29, 1940. His-
toric American Buildings Survey, John N. Cushing Place, 98 High Street, 
Newburyport, Essex County, MA, Frank O. Branzetti, Photographer.
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Landscape Site Analysis

Plant Material

The bulk of the Site Analysis and Assessment work was completed between            
November 2016 and February 2017.  Site visits were made in May and July 
2017 to evaluate site condi  ons, view plant material in leaf and fl ower. and also                 
coordinate with the archaeology intensive survey.  The photos on the following 
pages provide documenta  on of the plant material in the project site when in 
leaf and fl ower. 

The following is a list of all extant plant material within the project area and a 
summary of their condi  on.

• Laundry Yard
• Common Lilac (Syringa vulgare) - poor condi  on, suff ering from mil-

dew, not historic plants. Shown on 1936 HABS drawings. recommend 
replan  ng with mildew resistant variety used in gardens between 
1920 and 1950.

• Courtyard
• American Holly (Ilex opaca) - healthy, but pressing against la   ce 

fence.  Not shown on 1936 HABS drawings. Recommend removal.
• Flowering Quince (Chaeonomalis, sp.) - healthy, but taking over lawn 

area.  Only one plant is shown on 1936 HABS drawings. Recommend 
removal

• Grapevine (Vi  s, sp.) - poor condi  on and choking the wood arbor. 
Shown on 1936 HABS drawings. recommend removal.

• Alleyway
• American Elm (Ulmus americana) - healthy. Not shown on 1936 HABS 

drawings.  We recommend retaining the tree and caring for it with 
selec  ve annual pruning and checking by an arborist.

• Nursery-Orchard Area
• Pear Trees (Pyrus, sp.) - there are three (3) exis  ng pear trees. None 

are in good condi  on.  We recommend removal and replacement 
with disease-resistant varie  es. There were 11 pear trees shown on 
1936 HABS drawings. We recommend re-plan  ng 9 trees strategically 
placed so that roots do not interfere with the walkway.

• Crabapple Trees (Malus, sp.) - these trees are in fair condi  on. One is 
suckering badly.  One has roots that are intruding into the walkway.  
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We recommend removal of both trees and replan  ng Pear trees in keep-
ing with the 1936 HABS plan.

• Boxwood shrubs (Buxus, sp.) - plants are in fair condi  on and not well 
placed.  These plants were not shown on 1936 HABS drawings. We do not 
recommend re-plan  ng new shrubs.
• Ferns  and perennials - there are a number of varieites of common ferns 
and some hosta  in the Nursery-Orchard Area.  Perennials are noted on 
1936 HABS drawings but are not specifi cally named. Recommenda  ons 
for understory plan  ngs in the Nursery- Orchard area are shown on Treat-
ment Plan TP 2.0.

The HABS drawings provided a list of Plant Material extant at the site in 1936. 
The list included trees along the sidewalk on High Street adn Fruit Street.  A large 
amount of the plant material on the 1936 HABS Plant List was planted at the formal 
garden which was restored based on the 1999 restora  on plan provided by Past 
Designs.

• American Holly (Ilex opaca) - healthy, but pressing agains la   ce fence.  Not 
shown on 1936 HABS drawings.

• Flowering Quince (Chaeonomalis, sp.) - healthy, but taking over lawn area.  
Only one plant is shown on 1936 HABS drawings.

• Grapevine (Vi  s, sp.) - poor condi  on and choking the wood arbor. Shown 
on 1936 HABS drawings.
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Laundry Yard looking towards Privy;  From L to R Perennials, Mock Orange and Lilacs.

Laundry Yard looking towards Fruit Street. From L to R Mock Orange and Lilac

Photographic Documentation - Plant Material
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Courtyard looking towards Privy.  Large quince shrub in left foreground

Courtyard looking towards Carrige Barn:  From L to R - grapevines, quince, holly

Photographic Documentation - Plant Materal
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Alley leading to Fruit Street.  SHows grass surface over cobblestone.  Elm Tree on left

Alley looking towards Carriage Barn:  Shows grapevine and holly shrub over lattice fence

Photographic Documentation - Plant Material
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Yard at West Side of House towards High Street.  Shows ornamental trees and formal garden.

Path on south side of Carriage Barn.  Grapevines on left and formal garden on right.

Photographic Documentation - Plant Materal
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Nursery-Orchard Area: View towards Perkins Mint. Shows ferns, hosta, Pear trees.

Nursery-Orchard Area: View south towards formal garden. Shows overgrowth.

Photographic Documentation - Plant Material
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Nursery-Orchard Area taken from open lawn behind Carriage Barn (on left).

Nursery-Orchard Area: Roses along fence on south side of lawn near Perkins Mint.

Photographic Documentation - Plant Materal
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Summary of FIndings

The Landscape Architectural Site Analysis and the Archaeolocial Recon-
naissance Survey were reviewed and ini  al fi ndings  were presented to the 
HSON and the MHC.  The following fi ndings  and recommenda  ons were 
presented.

• The site presents an excellent example of a 19th century Federal Style 
property with house, carriage barn, outbuildings and many original 
site features largely intact.  The cobblestone surfaces are a unique fea-
ture that must be retained.

• Due to the unsafe condi  ons of the cobblestone surfaces, these sur-
faces should be reconstructed re-using the salvaged cobblestones 
within an improved base material for stability and drainage. ADA ac-
cessiblity is met through introduc  on of a stone walkway surface in 
the middle of the courtyard, and con  nuing along the south side of 
the Carriage Barn.

• Many site features require repair or rehabilita  on.  These include the  
surfaces in the courtyard, laundry yard and the alleyway and all of 
the perimeter and interior fences with the excep  on of the newly in-
stalled  board fence along Fruit Street.

• Some features are inconsistent with the period selected for the Re-
habilita  on Treatment.  Features such as the bulkhead at the carriage 
barn should be removed.

• The arbor at the carriage barn is inconsistent in form with historic 
plans. It also presents a maintenance concern with its grape vines  
against the carriage barn and presents access issues to the Alleyway 
from the Courtyard.  This element should be removed and a new arbor 
should be constructed in a confi gura  on depicted in the 1936 HABS 
drawings.

• The Privy/Laundry Shed had a boardwalk along its south (front) side 
as shown in the 1936 HABS drawings.  This element should be recon-
structed as noted in Treatment Plan TP2.2

• To enhance site character, remove the trash barrels from the shed on 
the north side of the Privy/Laundry Shed. Also to facilitate HSON ac-
cess to Fruit Street for safer placement of trash barrels for pickup, pro-
vide a trash storage area and cobblestone ramp on the east side of the 
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Privy/Laundry Shed.  These elements will be screened by the exis  ng 
fence and new plan  ngs. Refer to Treatment Plan TP2.2.

• Plant material is largely in poor condi  on and should be replaced with 
plant material consistent with the species and loca  ons as shown on 
the 1936 HABS drawings.

• ADA accessibility in the Laundry Yard can be achieved through replace-
ment of the exis  ng brick walk with a brick walk that meets ADA width 
requirements and is reset onto a more stable base. Consider use of 
Boston City Hall Pavers rather than reuse of exis  ng brick which ap-
pears to be salvaged building brick, no older than 1940.

Recommenda  ons

In the request for proposals, the Historic Society of Old Newbury outlined 
their project objec  ves for the rehabilita  on of the Cushing House site. 
Their objec  ves focused on providing outdoor spaces that met their goals 
for site use and site management as well as for mee  ng the Secretary of the 
Interior’s Standards for the Treatment of Historic Proper  es with Guidelines 
for the Treatment of Cultural Landscapes.

Site Use and Management

Currently the site around the Cushing House is used for informal                                     
gatherings by museum members and staff . Visitors to the Cushing House 
also visit the grounds and gardens. The HSON is concerned about the safety 
of visitors due to the uneven walking surfaces in the Courtyard, Laundry 
Yard and Nursery- Orchard area.  This was one of the key mo  va  ng factors 
behind their request for a preserva  on plan for these areas. In the future, 
the HSON would like to expand their outdoor programs and have larger 
gatherings for fundraising ac  vi  es.  They would also like to have be  er, 
safer access to the Perkins Mint Building through the Nursery-Orchard 
area so that they might include programming in the Mint Building.  The                    
treatment plans address both the overall safety and accessibility concerns 
as well as the goals for future programmed site use.

A staff  of volunteers helps to manage the programs and the site.  Volun-
teers  and women from a local non-profi t assist with the weeding of the 
formal garden and also assist with the annual plant sale which operates out 
of the Nursery-Orchard area.  Future site management and maintenance 
will con  nue to rely on volunteers so treatments need to provide ease of 
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maintenance.  The treatment plans provided in Appendix A provide direc-
 on and recommenda  ons for mee  ng the following objec  ves.

1. Make the site more accessible for visitors and provide as much   
ADA accessible wallking surface as possible;  

2. Treat the ground surfaces of cobblestone, brick, and grass to            
provide a hazard-free  walking surface

3. Re-use the exis  ng materials, where feasible;
4. Treat the surfaces of extant cisterns and the water pump/well to 

provide safe site access by visitors;
5. Treat drainage issues to avoid future ground surface se  lement;
6. Reconstruct all board and la   ce fences; 
7. Remove inapproproate plan  ngs and replace period plan  ngs that 

are in poor condi  on; 
8. Introduce appropriate ligh  ng of the site for safety and security.  

Preserva  on Strategies

The goal of any preserva  on strategy should be the long-term preserva-
 on of the landscape’s historic features, quali  es and materials. The NPS 

Secretary of the Interior’s Standard’s provide four basic standards for the 
treatment of historic proper  es.  These are summarized (as excerpted from 
the Secretary of the Interior’s Standards for the Treatment of Historic Prop-
er  es ,1995), 

1. Standards for Preserva  on apply measures to sustain the exis  ng 
form, integrity and materials of the property. The amount of physical 
interven  on is minimal.  This treatment approach usually does not 
address mee  ng ADA requirements.

2. Standards for Rehabilita  on apply measures that provide compat-
ible uses through repair, altera  ons and addi  ons. Preserva  on of 
elements that convey historical values are a component of the work. 
Changes to meet new code requirements such as ADA guidelines can 
be addressed, if done appropriately.

3. Standards for Restora  on apply measures that accurately depict the 
form, features and character of the property as it appeared at a par-
 cular period of  me by removing other features from other periods 

and reconstruc  ng features from the chosen restora  on period.

4. Standards for Reconstruc  on apply measures that depict the form, 
features, and detailing of a non-surviving site or landscape for the 
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purpose of replica  ng its appearance at a specifi c  me period.  This 
work is done via new construc  on.

A  er review mee  ngs with the MHC and the HSON, the preserva  on                  
strategy of Rehabilita  on was selected for the Cushing House property as 
it seemed to address the goals and objec  ves of the HSON for site use and 
management, and both the HSON and MHC goalds for preserva  on of the 
site’s historic character.  In reviewing the various research documents  and 
plans for the Cushing House property, it was determined that site elements 
from the period between 1850 and 1930 would be included in the treat-
ment plans.  The ra  onale for this approach was that the Cushing family 
had occupied the site since the early 1800’s and the current site condi  ons 
provided a record of the Cushing family’s lifestyle at this site.  Margaret 
Cushing, who was born here in 1855 was the last member of the family 
to reside here. She had made few changes to the property through her                   
residency here up to her death in 1955.  

Cobblestone Surfaces

The preserva  on strategies for the treatment of the cobblestone areas in 
the Courtyard, Alleyway and Laundry Yard were reviewed throughout the 
work process.  A key HSON goal was to provide a safer walking surface for 
visitors to the site.  The current condi  on of the cobblestones ( also termed 
river stones in the Archaeological survey reports) was an uneven, undulat-
ing surface throughout the site.  The surface certainly did not meet ADA re-
quirements but overall the cobblestones provided unsafe walking surfaces 
for even those able-bodied individuials.

The Archaeological Survey Report completed in February 2017 did                              
recommend that an intensive (loca  onal) archaeological survey be com-
pleted in advance of any future property devleopment that would involve 
ground disturbance in the archaeologically sensi  ve loca  ons that were 
iden  fi ed in the survey. (Figures 5-4 and 5-5 in Public Archaeology Report 
No. 3278.)

The Public Archaeology Lab (PAL) completed an Intensive (Loca  onal) Ar-
chaeological Survey in July 2017 (report dated August 2017).  Two specifi c 
test pit loca  ons within cobblestone areas in the Courtyard (JPT-04) and 
the Alleyway (JPT-02) were inves  gated in an a  empt to date the installa-
 on of the cobblestones.  Based on the soil and ar  fact data, PAL concluded 

that the surfaces were installed at roughtly the same  me as the construc-
 on of the house.
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With this informa  on in hand, Landscape Elements LLC proceded to devel-
op a design detail for rese   ng the cobblestone surfaces.  This detail is pro-
vided on Treatment Plan Sheet TP.2.1.  The detail calls for the removal and 
salvage of all cobblestones, cleaning of all stones, removal of the subgrade 
material down to 8 inches below the exis  ng bo  om of cobblestone sur-
face, levelling and compac  on of the subgrade, installa  on of a new 6-inch 
deep gravel borrow base layer that will be compacted to 95% standards, 
installa  on of a geotex  le layer over the gravel borrow base and then in-
stalla  on of the cleaned, salvaged cobblestones into a special polymeric 
sand base.  The cobblestones will be leveled within the polymeric sand and 
then addi  onal polymeric sand will be added in between the stone joints.

To meet ADA accessibilty, a stone walking path will be installed in the mid-
dle of the cobblestone surface.  This path will con  nue along into the gar-
den area along the south side of the Carriage Barn.   This walking path will 
look similar to the surface on this page.  The image was provided by the 
HSON and shows a stone “path”  set in the middle of a rough cobblestone-
like surrounding.  The image is from the Mabel Dodge LUhan House Historic 
Inn, Taos, New Mexico.

This en  re process should provide reconstructed cobblestone surfaces that 
• rehabilitate the historic character of these surfaces
• address undula  ng surface issues due to drainage problems
• provide safer walking surfaces.

This treatment process will not provide an accessible surface that meets 
ADA guidelines.  Op  ons for placement of temporary wood pla  orms or 
the installa  on of a permanent granite “path” through the cobblestones 
surface can be considered to provide an ADA accessible surface through 
the Courtyard.  ADA accessibility was not considered a necessity for the 
Alleyway.

The walk in the Nursery-Orchard area is a combina  on of granite squares 
set in between a cobblestone surface and edged with brick.  The walk is 
currently in various stages of dis-repair with brick edging missing, some 
missing granite pieces and roots from nearby trees intruding into the cob-
blestone surface.  The treatment plans recommend removal and salvage of 
of the cobblestone and granite for cleaning and re-use.  The brick edging 
may or may not be salvageable.  If new brick must be obtained, we recom-
mend  use of Boston City Hall Pavers or a brick of similar historic charac-
ter. The details for rehabilita  on of this walk are shown on Treatment Plan 
TP.2.0. The treatment plan design for the walk provides a detail that is more 
accessible to handicapped persons.

Stone path example.
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Structures and Fences

The HSON had recently reconstructed the four-foot high board fence along 
Fruit Street.  Fences around the formal garden were also restored as part of 
the garden restora  on per the 1999 Reconstruc  on Plan prepared by Past 
Designs of Kennebunk, Maine. Remaining perimeter board fences and in-
terior la   ce fences require reconstruc  on.  Recommended details for this 
work is provided on Treatment Plans TP 2.0 , TP 2.1 and TP 2.2.

The tall la   ce fence between the Courtyard and the Alley will have a                    
special “gate” panel installed so that there will be a wider point of access 
between the Courtyard and the Alley during special HSON events.   The 
“gate” panel provides access for caterers to set up a tent, chairs, and food 
sta  ons.  It will also provide access for physically challenged persons to be 
dropped off  from cars.

The arbor at the carriage barn is inconsistent in form with historic plans. It 
also presents a maintenance concern for the HSON as it leans agains the 
carriage barn and its grape vines also lean against the barn facade. This ele-
ment should be removed and a new arbor constructed in a confi gura  on 
depicted in the 1936 HABS drawings.

The Privy/Laundry Shed had a boardwalk along its south (front) side as 
shown in the 1936 HABS drawings.  This element should be reconstructed 
as noted in Treatment Plan TP2.2.  ADA access to the Privy/Laundry Shed 
will con  nue to be provided via a temporary access ramp that will connect 
from the newly re-constructed boardwalk to the brick walk.

There is a wooden arbor seat a  ached to the south wall of the Perkins 
Prin  ng and Engraving Building in the Nursery-Orchard por  on of this proj-
ect area.  We are  recommending restora  on of this structure as noted on 
Treatment Plan TP.2.0.  We recommend that the restorer take site mea-
surements of the structure, remove all components carefully, replicate all 
components off  site and fi nally re-assemble the new components in situ.

Plant Material

As noted previously,  plant material is largely in poor condi  on.Many of the 
trees in the Nursery-Orchard present a hazard to visitors with overhanging 
branches and tree roots protruding into the walkway.  We recommend all 
plant material be removed and be replaced with plant material consistent 
with the species and loca  ons as shown on the 1936 HABS drawings.  The  
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Treatment Plans provide detailed plant lists for each of the areas.  All rec-
ommended plant material is sustainable for this plant zone and should be 
readily available through New England nurseries.

We are recommending the removal of the large holly tree and the two large 
quince bushes in the lawn area of the Courtyard.  These elements are not 
being replaced as the HSON would like the lawn area to remain open for 
their programmed special events.

Unique Elements

There are a number of unique elements at this site which include:

In the Courtyard:
• remnants of a cistern
• remnants of an old well
• remnants of a water pump

Restora  on of the water pump will require further inves  ga  on of the ex-
is  ng pump and pump loca  on.  The treatment plans are recommending 
pieces of granite as secure covers for the cistern hole and the old well hole 
in the courtyard.  However, further inves  ga  on of these openings should 
be completed during the removal of the cobblestone surface.

In the Laundry Yard:
• an old sink that was used for laundry washing
• the cover of an old drainage structure

The sink will remain in situ and will be screened somewhat by new shrub 
plan  ngs.  The drainage structure will also remain in situ.

In the Nursery - Orchard Area:
• a mill stone near the Perkins Prin  ng & Engraving Building

The mill stone will need to be removed during restora  on of the lawn area 
an re-installa  on of the granite-cobblestone walk.  The HSON can deter-
mine whether it should be reset in its current loca  on or relocated.
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Date:  _____________________________ Type:  _________________________

Firm Name:  ______________________________________________________

Project:  _________________________________________________________

eW Burst Compact Powercore is a high-output, 
exterior LED spotlight designed for accent and site 
lighting. Architectural and Landscape versions deliver 
high-quality white light in a warm 2700 K and a 
neutral 4000 K to support a range of uplighting, 
floodlighting, and decorative lighting applications. 

Integrates patented Powercore technology — 

from line voltage, eliminating the need for an 
external power supply. 

Flexible mounting in architectural applications 
— Architectural fixtures feature an integrated 
yoke with canopy base for mounting to 
standard U.S. junction boxes or directly to a 
flat surface or substrate as local codes permit.

Support for a wide range of landscape 
applications — Landscape fixtures feature 
a 1/2 in NPT threaded post for mounting 
to standard junction boxes and third-party 
mounting accessories such as stanchion 
mounts, posts, and stakes for use in softscape 
and hardscape applications.

Exchangeable optics and accessories — 
Available 14°, 23°, 41°, and asymmetric 10° x 
41° spread lenses project a soft-edge beam to 
support a wide range of lighting applications. 
Native 8° beam angle offers extended light 
projection.  Available glare shields block spill 
light, while honeycomb louvers limit the spread 
of light for a more focused and intense beam.

Versatile light positioning — Fixtures can tilt 
through a full 180°. Architectural fixtures can 
also rotate through a full 360° for precise 
aiming. Locking screws accept standard hex 
wrenches to secure fixtures firmly in position.

Universal power input range — Accepts a 
universal power input range of 100 to 277 
VAC, allowing the installation of multiple units 
in a continuous run. 

Dimming capability — Patented DIMand 
technology offers smooth dimming capability 
with selected commercially available reverse-
phase ELV-type dimmers.

Outdoor rated — With a rugged, die-cast 
aluminum housing fully sealed for maximum 

applications, eW Burst Compact Powercore is 
ideal for use in damp or wet locations.

For detailed product information, please refer 
to the eW Burst Compact Powercore Product 
Guide at www.philipscolorkinetics.com/ls/
essentialwhite/ewburstcompactpc/

eW Burst Compact Powercore
8° native (no spread lens)
Compact architectural and landscape LED spotlight with solid  
white light

4.5 in
(114 mm)

9.85 in
(250 mm)

5/16 in hex
(8 mm hex)

7 in
(178 mm)

5.625 in
(143 mm)

8.06 in
(205 mm)

7 in
(178 mm)

4.5 in
(114 mm)

eW Burst Compact 
Powercore 
Architectural

eW Burst Compact 
Powercore 
Landscape

New Addi  ons

The HSON was concerned about night-  me safety within the Cushing 
House property and requested inves  ga  on into appropriate ligh  ng.  A 
ligh  ng expert recommended the eW Burst Compact Powercore Landscape 
LED spotlight by Philips Ligh  ng.  This light can be mounted on a build-
ing and the HSON would like to have it located on the roof of the carriage 
barn.  The fi xture is reated for outdoors, is small an unobtrusive and has a 
white exterior fi nish so it will not be no  ceable within the historic context 
of the Cushing House property.  Detailed specifi ca  ons for the fi xture are 
provided on this page.



Cushing House Landscape Preservation PlanPage 98

PART 3 - FINDINGS AND RECOMMENDATIONS

Treatment Plans

Overview

The treatment of a cultural landscape resource is guided by the policies, 
guidelines and standards contained within the Na  onal Park Service’s Man-
agement Policies and Cultural Resource Management Guidelines and the 
Secretary of the Interior’s Standards.   Each treatment ac  on is evaluated 
based on the landscape’s value as a cultural resource. The landscape’s “pe-
riod of signifi cance” presents the best frame of reference for evalua  ng 
the congruity of treatment ac  ons and recommenda  ons.  The goal of a 
treatment plan is to ensure that the historic features contained within the 
landscape actually existed together.

The research that was completed for the Cushing House has provided suf-
fi cient documenta  on and analysis to ensure that the extant historic fea-
tures which are included in the treatment plans did in fact exist together. 
The recommenda  ons on the treatment plans for the property followed 
the above cited reference resources.
The treatment decisions for the Cushing House property were based on the 
following factors:

• Site use and management by the HSON
• Historical integrity and signifi cance
• Current condi  ons of exis  ng features
• Resource confl icts and possible threats to the historic character of     

the property.
• Health and safety of site visitors and users
• Maintenance requirements and capabili  es

There are four treatment plans included in this report.  Treatment Plan 1.0 
provides an overview of the en  re project and outlines the three site ar-
eas of project focus – the Courtyard and Alley, the Laundry Yard and the 
Nursery-Orchard Area which were evaluated and documented in the Site 
Analysis sec  on of this report. 
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In summary, the treatment plans provide recommenda  ons that :

• Replace exis  ng fences with in-kind materials of the same heights and 
styles as the exis  ng fences.

• Remove and salvage cobblestone surfaces and restore these surfaces 
to provide safer access.

• Cover all open wells and cisterns to eliminate hazards
• Remove all plan  ngs and selec  vely replant areas per historic 1936 

HABS drawings.
• Remove the non-historic brick walkway in the Laundry Yard and pro-

vide an ADA accessible brick walkway with period brick material.
• Convert the stonedust walk along the south side of the carrige barn to 

an ADA accessible walk constructed of granite or bluestone pieces.
• Install an ADA accessible path constructed of granite or bluestone 

pieces across the middle of the reconstructed cobblestone courtyard 
(salvage unused cobblestones) and con  nue this path along the south 
side of the Carriage Barn.

• Provide be  er func  oning for opera  on and maintenance of the 
property through implementa  on of a small unobtrusive trash storage 
area in the Laundry Yard and double gate access between the Court-
yard and the Alley.

Treatment Plans

Nursery-Orchard Area Recommenda  ons

Treatment Plan 2.0 provides recommenda  ons for the Nursery-Orchard 
Area. The focus here is on replacing the many plan  ngs including trees that 
are in decline and present a hazard; providing a more accessible walking 
path connec  ng the formal garden with the Perkins Prin  ng & Engraving 
Building; restoring perennial bed areas as per the 1936 HABS drawings; and 
restoring the fence and arbor structures.

Proposed plan  ngs look to replicate the loca  ons of Trees shown on the 
HABS drawings, restore an understory of ferns and perennials and remove 
the invasive vines located in the understory.  The exis  ng walkway is com-
prised of a series of granite pieces set into a cobblestone bed and bordered 
by brick edging on either side.  Although the restored walkway will provide 
a safer walk, it will not meet ADA guidelines as the stone por  on of the 
path is narrower than ADA guidelines.   The fence and arbor features will 
be reconstructed. One addi  on which is not of historic precedent includes 
a low evergreen boxwood hedge to screen the exis  ng air condi  oner con-
denser located in the western corner of the Perkins Prin  ng & Engraving 
Building.
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Treatment Plans

Courtyard and Alley Recommenda  ons

Treatment Plan 2.1 provides recommenda  ons for the Courtyard and Alley. 
The focus for this area is to provide a large safe space for special events 
and to provide a safe walking surface for visitors.  The plant material (holly 
and quince shrubs) in the Courtyard will be removed and not replace.  The 
grape vines on the arbor will be planted around the new arbor in the lo-
ca  on and confi gura  on as originally shown on the 1936 HABS plan.  No 
details were provided for this arbor in the 1936 HABS drawings, however 
so the detail provided on Treatment Plan 2.1 is a simple wood structure.

All la   ce fencing will be replaced and a new double-gate panel will be in-
stalled in the tall la   ce fence between the Courtyard and the Alley to facili-
tate maintenance access and access for large gatherings.  

The treatment plan recommends removal of the circa 1930s’ bulkhead in 
the northeast corner of the Carriage Barn at the end of the Alley.  Fur-
ther inves  ga  ons will be necessary to determine how best to close off  the 
bulkhead opening.

The historic cobblestone surface will be removed, the cobblestones will be 
properly cleaned and the cobblestone will be reset onto a stable base.  All 
exis  ng openings will be covered with granite pieces.  A new granite ( or 
bluestone) path will be incorporated into the courtyard area roughly in the 
middle of the cobblestone surface. This path will provide ADA accessibil-
ity through the Courtyard and the path will con  nue along the south side 
of the Carriage Barn so that visitors can have a closer view of the earlier 
restored garden area.  The walk will lead visitors to the path in the Nursery-
Orchard Area.
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PART 3 - FINDINGS AND RECOMMENDATIONS

Treatment Plans

Laundry Yard Recommenda  ons

Treatment Plan 2.2 provides recommenda  ons for the Laundry Yard.  The 
focus for this area is to provide a safe accessible walk to both the Laundry 
Shed/Privy and to the doors leading to the Cushing House basement.  The 
exis  ng brick walk is not comprised of historic material.  The treatment 
recommends a new brick walk that meets ADA guideline widths and is com-
prised of historic period brick.  The plan  ngs along the Fruit Street fence 
will be replaced with healthy lilac shrubs of a variety that was used in the 
late 1800’s to early 1900’s.  The wood pla  orm boardwalk shown on the 
1936 HABS drawings at the front of the Laundry Shed/Privy, will be recon-
structed.  

A new addi  on which does not have historic precedence is the loca  on of 
a trash storage area on the east side of the Laundry Shed/Privy.  This area 
will allow the HSON to relocate the trash bins away from the very visible 
shed area on the west side of this building.  It will also provide the HSON 
with ramped access from the trash storage area to the front of the Alley, 
thus facilita  ng placement of trash bins at the Fruit Street curbside during 
trash removal days.
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PART 3 - FINDINGS AND RECOMMENDATIONS
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PART 4 - IMPLEMENTATION

Es  mates of Probable Construc  on Costs

The following Es  mates of Probable Construc  on Costs relate to the                      
recommended treatments for each of the “areas” of the project site. These 
were developed so that the HSON can prepare long-term planning goals 
for site treatments and rehabilita  on as well as seek the required funding.

The quan   es were based on AutoCAD drawings and the unit costs were 
based on average unit costs from recent projects having similar types of 
construc  on work.

The es  mates that follow were prepared for each of the “areas” within the 
overall project.  The Laundry Yard and Alley areas were grouped together 
as one cost es  mate.
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PART 4 - IMPLEMENTATION

CALEB CUSHING HOUSE LANDSCAPE PRESERVATION PLAN - Estimate of Potential Landscape Costs
LAUNDRY YARD - ALLEY
PREPARED BY     LANDSCAPE ELEMENTS LLC
DATE: NOVEMBER 2017

ITEM DESCRIPTION QTY. UNIT PRICE TOTAL
CATEGORY

TOTAL

02230 LANDSCAPE CLEARING AND LAWN PREPARATION

TREE PROTECTION 0 EACH $400.00 $0.00
REMOVAL OF EXISTING SHRUBS 0 EACH $60.00 $0.00
REMOVAL OF EXISTING TREES 0 EACH $800.00 $0.00
REMOVE EXISTING LAWN AREA AND PREPARE FOR RENOVATION 489 SF $0.50 $244.50
REMOVAL BULKHEAD COVER 1 LUMP SUM $850.00 $850.00

$1,094.50
02250 HARDSCAPE REMOVE AND SALVAGE

REMOVE AND SALVAGE EXISTING BRICK IN WALKS 19 SY $12.00 $232.80
REMOVE, SALVAGE AND CLEAN EXISTING COBBLESTONE EDGE AREAS 5 SY $20.00 $104.00
REMOVE,SALVAGE  & CLEAN EXISTING COBBLESTONE IN ALLEY 57 SY $20.00 $1,134.00
REMOVE AND SALVAGE EXISTING GRANITE EDGE AT ALLEY 14 LF $10.00 $140.00
REMOVE AND SALVAGE EXISTING GRANITE CURB APRON AT ALLEY 14 LF $10.00 $140.00

$1,470.80
02300 EARTHWORK

ROUGH GRADING  (across site for all new grading and pavements) -  SF/9 435 CY $2.00 $870.00
COMMON BORROW FILL FOR REGRADING COBBLESTONE AREAS 512 SY $10.00 $5,119.30
COMMON BORROW FILL FOR REGRADING AT STORAGE AREA & RAMP 4 CY $10.00 $38.00
8" GRAVEL BORROW SUBBASE FOR RESET WALKS & COBBLESTONE 203 CY $15.00 $3,052.35

$9,079.65
02751 NEW PAVEMENTS AND EDGES

NEW "RECYCLED" HISTORIC GRANITE FOR STORAGE AREA EDGE 16 LF $15.00 $237.00
NEW "RECYCLED" HISTORIC GRANITE FOR RAMP TO ALLEY 40 SF $60.00 $2,400.00
RESET GRANITE PIECES AT ALLEY APRON AT FRUIT STREET 10 LF $40.00 $400.00
RESET GRANITE EDGE AT ALLEY NEAR NEW STORAGE AREA 16 LF $15.00 $240.00
SET NEW BRICK FOR WALKS ON SAND BASE IN LAUNDRY YARD 175 SF $25.00 $4,375.00
ADD NEW COBBLESTONE SURFACE FOR STORAGE AREA 85 SF $25.00 $2,125.00
RESET COBBLESTONE EDGE AREAS  IN LAUNDRY YARD 47 SF $25.00 $1,165.00
RESET COBBLESTONE AREAS IN ALLEY 512 SF $25.00 $12,797.50

$23,739.50
02821 RENOVATION OF WOOD STRUCTURES AND FEATURES

NEW PICKET FENCE ALONG NORTH SIDE OF ALLEY 70 LF $100.00 $7,000.00
NEW LATTICE FENCE ON WEST SIDE OF LAUNDRY SHED 18 LF $120.00 $2,180.40
NEW WOOD BOARDWALK AT LAUNDRY SHED 1 LUMP SUM $12,000.00 $12,000.00
NEW WOOD RAMP TO CARRIAGE BARN 1 LUMP SUM $3,500.00 $3,500.00
NEW COVER TO BULKHEAD 1 LUMP SUM $2,000.00 $2,000.00

$26,680.40
02870 SPECIAL SITE FEATURES

NEW LIGHT MOUNTED ON ROOF OF LAUNDRY SHED 1 EA $200.00 $200.00
ELECTRICAL CONDUIT AND CONNECTION 1 LS $1,500.00 $1,500.00

$1,700.00
02900 PLANTINGS - PRICES ARE FOR MATERIAL AND INSTALLATION

NEW DECIDUOUS TREES 0 EA $850.00 $0.00
NEW SHRUBS 5 EA $125.00 $625.00
PLANTING MIX FOR PLANT BEDS/HOLES 15 CY $45.00 $657.00
MULCH  FOR BOTH NEW AND EXISTING PLANTINGS 1 CY $50.00 $30.00

$1,312.00
02930 LAWNS & GRASSES

TOPSOIL FOR SEEDING AT 4-INCH DEPTH (NOT REQUIRED) 0 CY $50.00 $0.00
SPREAD TOP SOIL AND FINE GRADE (NOT REQUIRED) 0 SF $0.15 $0.00
SODDING NEW LAWN AREAS 489 SF $2.50 $1,222.50

$1,222.50
SUB TOTAL $66,579.35 $66,299.35

BOND & GENERAL COND./OH&P 12% OF SUBTOTAL $7,989.52
LAYOUT SURVEY 3% OF SUBTOTAL $1,997.38
COST ESTIMATE CONTINGENCY 10% OF SUBTOTAL $6,657.94

TOTAL $83,224.19

Estimates of Probable Construction Cost:
In providing estimates of probable construction cost, the Client understands that Landscape 
Elements, LLC has no control over the cost or availability of labor, equipment or materials, or over 
market conditions or the Contractor's method of pricing, and that Landscape Elements, LLC's 
opinions of probable construction costs are made on the basis of their professional judgement and 
experience.  Landscape Elements, LLC makes no warranty, express or implied, that the bids or the 
negotiated cost of the Work will not vary from the opinion of probable construction cost.
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PART 4 - IMPLEMENTATION

CALEB CUSHING HOUSE LANDSCAPE PRESERVATION PLAN - Estimate of Potential Landscape Costs
COURTYARD
PREPARED BY     LANDSCAPE ELEMENTS LLC 
DATE: NOVEMBER 2017

ITEM DESCRIPTION QTY. UNIT PRICE TOTAL
CATEGORY

TOTAL

02230 LANDSCAPE CLEARING AND LAWN PREPARATION

TREE PROTECTION 2 EACH $400.00 $800.00
REMOVAL OF EXISTING SHRUBS - LARGE 1 EACH $250.00 $250.00
REMOVAL OF EXISTING SHRUBS - MEDIUM 2 EACH $125.00 $250.00
PROTECT EXISTING WELL PUMP AREA AND CISTERN AREA 1 LUMP SUM $650.00 $650.00
REMOVE AND DISPOSE EXISTING ARBOR 1 LUMP SUM $800.00 $800.00
REMOVE AND DISPOSE EXISTING WOOD EDGING 60 LF $2.00 $120.40
REMOVE EXISTING LAWN AREA AND PREPARE FOR RENOVATION 694 SF $0.50 $346.98

$3,217.38
02250 HARDSCAPE REMOVE AND SALVAGE FOR REUSE

REMOVE AND SALVAGE EXISTING GRANITE LANDINGS AT BUILDING 2 EACH $250.00 $500.00
REMOVE,SALVAGE  & CLEAN EXISTING COBBLESTONE IN COURTYARD 105 SY $20.00 $2,100.00

$2,600.00
02300 EARTHWORK

ROUGH GRADING  (across site for all new grading and pavements)  0 SY $2.00 $0.00
COMMON BORROW FILL FOR REGRADING COBBLESTONE AREAS 0 SY $10.00 $0.00
8" GRAVEL BORROW SUBBASE FOR RESET WALKS & COBBLESTONE 0 CY $15.00 $0.00

$0.00
02751 NEW PAVEMENTS AND EDGES

RESET GRANITE EDGE ALONG EDGE OF ALLEY 14 LF $15.00 $210.00
GRANITE CURB BETWEEN ALLEY AND COURTYARD 50 LF $42.00 $2,100.00
ADD NEW GRANITE WALK FOR ADA ACCESS ACROSS COBBLESTONE 525 SF $60.00 $31,500.00
RESET COBBLESTONE AREAS IN COURTYARD 450 SF $25.00 $11,250.00
RESTORE CISTERN OPENING AND ADD NEW COVER 1 LUMP SUM $2,500.00 $2,500.00

$47,560.00
02821 RENOVATION OF WOOD STRUCTURES AND FEATURES

NEW ARBOR AT CARRIAGE BARN 1 LUMP SUM $6,000.00 $6,000.00
NEW  TALL LATTICE FENCE BETWEEN COURTYARD AND ALLEY 72 LF $250.00 $18,000.00
NEW SPECIAL GATE ALONG LATTICE FENCE 1 EACH $850.00 $850.00

$24,850.00
02870 SPECIAL SITE FEATURES

NEW LIGHT MOUNTED ON ROOF OF CARRIAGE BARN 1 EA $200.00 $200.00
ELECTRICAL CONDUIT AND CONNECTION 1 LS $1,500.00 $1,500.00

$1,700.00
02900 PLANTINGS - PRICES ARE FOR MATERIAL AND INSTALLATION - (NO NEW PLANTINGS)

NEW DECIDUOUS TREES 0 EA $850.00 $0.00
NEW SHRUBS 0 EA $125.00 $0.00
PLANTING MIX FOR PLANT BEDS/HOLES 0 CY $45.00 $0.00
MULCH  FOR BOTH NEW AND EXISTING PLANTINGS 0 CY $50.00 $0.00

$0.00
02930 LAWNS & GRASSES

TOPSOIL FOR SEEDING AT 4-INCH DEPTH (NOT REQUIRED) 0 CY $50.00 $0.00
SPREAD TOP SOIL AND FINE GRADE (NOT REQUIRED) 0 SF $0.15 $0.00
SODDING NEW LAWN AREAS 694 SF $2.50 $1,735.00

$1,735.00
SUB TOTAL $81,662.38 $81,662.38

BOND & GENERAL COND./OH&P 12% OF SUBTOTAL $9,799.49
LAYOUT SURVEY 3% OF SUBTOTAL $2,449.87
COST ESTIMATE CONTINGENCY 10% OF SUBTOTAL $8,166.24

TOTAL $102,077.97

Estimates of Probable Construction Cost:
In providing estimates of probable construction cost, the Client understands that Landscape 
Elements, LLC has no control over the cost or availability of labor, equipment or materials, or over 
market conditions or the Contractor's method of pricing, and that Landscape Elements, LLC's 
opinions of probable construction costs are made on the basis of their professional judgement and 
experience.  Landscape Elements, LLC makes no warranty, express or implied, that the bids or the 
negotiated cost of the Work will not vary from the opinion of probable construction cost.



Cushing House Landscape Preservation Plan Page 111

PART 4 - IMPLEMENTATION

CALEB CUSHING HOUSE LANDSCAPE PRESERVATION PLAN - Estimate of Potential Landscape Costs
ORCHARD - NURSERY AREA
PREPARED BY     LANDSCAPE ELEMENTS LLC 
DATE:NOVEMBER 2017

ITEM DESCRIPTION QTY. UNIT PRICE TOTAL
CATEGORY

TOTAL

02230 LANDSCAPE CLEARING AND LAWN PREPARATION

TREE PROTECTION 0 EACH $400.00 $0.00
REMOVAL OF EXISTING SHRUBS 0 EACH $60.00 $0.00
REMOVAL OF EXISTING TREES 6 EACH $800.00 $4,800.00
REMOVE EXISTING LAWN AREA AND PREPARE FOR RENOVATION 2,516 SF $0.50 $1,258.05

$6,058.05
02250 HARDSCAPE REMOVE AND SALVAGE

REMOVE AND SALVAGE EXISTING BRICK ALONG EDGE OF WALK 188 LF $12.00 $2,250.48
REMOVE, SALVAGE AND CLEAN EXISTING COBBLESTONE EDGE AREAS 175 SF $10.00 $1,750.00
REMOVE,SALVAGE  & CLEAN EXISTING GRANITE SETS 40 EACH $25.00 $1,000.00

$5,000.48
02300 EARTHWORK

ROUGH GRADING  (across site for all new grading and pavements) 3,248 SF $1.50 $4,871.34
GRAVEL BORROW SUBBASE FOR RESET COBBLESTONE/GRANITE WALK 8 CY $15.00 $126.00

$4,997.34
02751 NEW PAVEMENTS AND EDGES

NEW "BOSTON CITY HALL PAVERS" FOR EDGING ALONG WALK 188 LF $15.00 $2,820.00
RESET GRANITE SETS IN WALK 40 EACH $25.00 $1,000.00
RESET COBBLESTONE INFILL AROUND GRANITE SETS 348 SF $25.00 $8,700.00
RESET EDGE ALONG PEASTONE WALK 25 LF $18.00 $450.00

$12,970.00
02821 RENOVATION OF WOOD STRUCTURES AND FEATURES

NEW BOARDFENCE ALONG WEST SIDE OF ORCHARD-NURSERY 100 LF $150.00 $14,949.00
CONSTRUCT NEW WOOD ALCOVE 1 LUMP SUM $15,000.00 $15,000.00
NEW POTTING SHED BENCH AREA AT BACK OF CARRIAGE BARN 1 LUMP SUM $2,000.00 $2,000.00

$31,949.00
02870 SPECIAL SITE FEATURES

NEW LIGHT MOUNTED ON ROOF OF CARRIAGE BARN ( TOWARDS NURSER 1 EA $200.00 $200.00
ELECTRICAL CONDUIT AND CONNECTION 1 LS $1,500.00 $1,500.00

$1,700.00
02900 PLANTINGS - PRICES ARE FOR MATERIAL AND INSTALLATION

NEW DECIDUOUS TREES 9 EA $900.00 $8,100.00
NEW SHRUBS 5 EA $125.00 $625.00
PLANTING MIX FOR PLANT (TREE PITS/HOLES, SHRUBS, GROUNDCOVER) 3 CY $45.00 $117.00
MULCH  FOR BOTH NEW AND EXISTING PLANTINGS 6 CY $50.00 $300.00

$9,142.00
02930 LAWNS & GRASSES

TOPSOIL FOR SEEDING AT 4-INCH DEPTH (NOT REQUIRED) 0 CY $50.00 $0.00
SPREAD TOP SOIL AND FINE GRADE (NOT REQUIRED) 0 SF $0.15 $0.00
SEEDING NEW LAWN AREAS 2,516 SF $0.50 $1,258.00

$1,258.00
SUB TOTAL $73,074.87 $73,074.87

BOND & GENERAL COND./OH&P 12% OF SUBTOTAL $8,768.98
LAYOUT SURVEY 3% OF SUBTOTAL $2,192.25
COST ESTIMATE CONTINGENCY 10% OF SUBTOTAL $7,307.49

TOTAL $91,343.59

Estimates of Probable Construction Cost:
In providing estimates of probable construction cost, the Client understands that Landscape Elements, 
LLC has no control over the cost or availability of labor, equipment or materials, or over market 
conditions or the Contractor's method of pricing, and that Landscape Elements, LLC's opinions of 
probable construction costs are made on the basis of their professional judgement and experience.  
Landscape Elements, LLC makes no warranty, express or implied, that the bids or the negotiated cost of 
the Work will not vary from the opinion of probable construction cost
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Implementa  on Phases

A  er reviewing the Es  mates of Probable Construc  on Costs with the 
HSON, discussions ensued regarding implementa  on phasing for the pro-
posed treatments.  The HSON was comfortable with the phasing of work 
being done based on the “areas” for which we had provided individual 
treatment plans.   

The HSON Board of Directors will be making fi nal decisions regarding                     
implementa  on of the work, but the ini  al priori  es to be addressed are 
as follows:

Laundry Yard Area
• to provide a safe walkway and ready access to basement doors at 

Cushing House
• to provide a safe walkway to the Privy (Restrooms) at the Laundry 

Shed
• to relocate the trash storage to an area that provides easier staff                       

access to Fruit Street
• to provide immediate visual improvements into the grounds from 

Fruit Street

Nursery- Orchard Area
• The west perimeter board fence fell over during winter 2016-17 and 

requires immediate replacement.
• Removal of trees that present immediate safety hazards

Courtyard Area 
• Removal of the wood arbor and grapevines to open up the east façade 

of the barn.
• Securing covers over the exis  ng cistern, well and water pump.
• Installa  on of the new ADA path within the cobblestone surface.

The other recommended treatments outlined and detailed on the                             
treatment plans will be implemented by the HSON as budget allows.
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Record of Treatment and Maintenance Templates

The following page provides an example of a template that can be 
used by the HSON as treatments of rehabilita  on are implemented.  
Keeping a record of maintenance and treatments along with any 
other documenta  on such as detailed plans, contractor proposals, 
product receipts, etc. will provide an ongoing record of the changes 
and treatments made in the rehabilita  on of the Cushing House 
site.  This template can be modifi ed as required.
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