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REMOTE PARTICIPATION: 
The Historic Preservation Board will conduct this meeting remotely via Zoom pursuant to the Remote Meeting Policy adopted 
by the Board. Allow your computer to install the free Zoom app to get the best meeting experience. If you are not able to attend 
live either in person or via Zoom, a recording will be available in the Agenda Center following the meeting. 
 
For public comment via Zoom, you will need to use the "raise your hand" feature. To raise your hand via the telephone, please 
hit *9. You will be unmuted by the host when it is time for public comment. 
 
You are invited to a Zoom webinar. 
When: May 3, 2023 05:00 PM Eastern Time (US and Canada) 
Topic: Historic Preservation Board Public Hearing 5/3/2023 
 
Please click the link below to join the webinar: 
https://portlandmaine-gov.zoom.us/j/89486863868 
Or One tap mobile : 
    +16469313860,,89486863868# US 
    +19292056099,,89486863868# US (New York) 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
    +1 646 931 3860 US, +1 929 205 6099 US (New York), +1 301 715 8592 US (Washington DC), +1 305 224 1968 US 
    +1 309 205 3325 US, +1 312 626 6799 US (Chicago), +1 507 473 4847 US, +1 564 217 2000 US, +1 669 444 9171, 
+1 669 900 6833 US (San Jose),  +1 689 278 1000 US, +1 719 359 4580 US, +1 253 205 0468 US 
    +1 253 215 8782 US (Tacoma), +1 346 248 7799 US (Houston),  +1 360 209 5623 US, +1 386 347 5053 US 
Webinar ID: 894 8686 3868 
    International numbers available: https://portlandmaine-gov.zoom.us/u/keAXrRNPn3 
 
PUBLIC COMMENT INFORMATION:  
To submit written public comment on an agenda item, email hp@portlandmaine.gov. Submissions must be received by 12:00 
pm the day before the Historic Preservation Board meeting to guarantee their inclusion in the agenda packet. All submissions 
must include the commenter's name and legal address. To help ensure your comment is submitted for the correct item, please 
include the name of the agenda item (see below). 
 
Please note that the placement of each item on the agenda is subject to change. Please check the Agenda Center prior to the 
meeting for the item start time.  
 
 
AGENDA: 
 
1. ROLL CALL AND DECLARATION OF QUORUM 
    
2. REPORT OF ATTENDANCE AT THE MEETING HELD ON APRIL 19, 2023 
    
  i. WORKSHOP 

76 Congress Street:  Miller, Talka, Tate, Whitten present; O'Brien joined late; Basset absent 
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  ii. PUBLIC HEARING 
Remote Participation Policy:  Miller, O'Brien, Talka, Tate, Whitten present; Bassett absent 

  
  

   
3. REPORTS OF DECISIONS AT THE MEETING HELD ON APRIL 19, 2023 
    
  i. Public Hearing for adoption of revised Remote Participation Policy of the Historic 

Preservation Board.  The Board voted unanimously to approve the revised Remote 
Participation Policy. 

  
  

   
4. COMMUNICATION AND REPORTS 
    
5. PUBLIC HEARING 
    
  i. Certificate of Appropriateness for Proposed Alterations; 25 FOREST AVENUE; Portland Stage Company, 

Applicant. A project and plan summary are available for viewing on the city’s CSS Portal 
(https://css.portlandmaine.gov/) by referencing Plan Number HPBR-002249-2022. 

  
  

   
  ii. Certificate of Appropriateness for Proposed Cemetery Expansion; 672 STEVENS AVENUE 

(EVERGREEN CEMETERY); City of Portland Parks, Recreation & Facilities, Applicants. A 
project and plan summary are available for viewing on the city’s CSS Portal 
(https://css.portlandmaine.gov/) by referencing Plan Number HPBR-002364-2023. 

  
  

   
  iii. Certificate of Appropriateness for Proposed Addition; 511 CONGRESS STREET; Ocean Gate, LLC, 

Applicant. A project and plan summary are available for viewing on the city’s CSS Portal 
(https://css.portlandmaine.gov/) by referencing Plan Number HPBR-002418-2023. 

  
  

   
6. WORKSHOP 
    
  i. No workshop items at this meeting. 
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DRAFT STAFF MEMORANDUM  
HISTORIC PRESERVATION PROGRAM 
PLANNING AND URBAN DEVELOPMENT 
 
TO:  Members of the Historic Preservation Board 
FROM:  Rob Wiener, Historic Preservation Compliance Coordinator 
DATE:  April 28, 2023 
RE:  25 Forest Avenue – Marquee & Blade Sign – Public Hearing 
PROJECT ID: HPBR-002249-2022 
MEETING:  May 3, 2023 
 
Owner: Portland Stage Company 
Architect: Julia Tate, Scott Simons, and Sam Mellecker, Scott Simons Architects 
 
A sign announcing the Historic Preservation Board’s meeting on May 3, 2023 was posted at the 
property on or before April 24, 2023.  A legal ad was published in the Portland Press Herald on 4/21/23 
and 4/22/23, and 39 notices were sent to neighboring property owners within 100 feet of the subject 
property.  
 
PROJECT SCOPE 

● Steel and glass illuminated entrance canopy, or marquee 
● Vertically oriented, illuminated projecting sign 

 
Dimensions:    
Canopy:  6’-6” x 24’-6” (projecting 7’-1” out from the building wall) 
   Canopy framing: 7” x 2”; total thickness or depth: 12 ¾” + lights  
Blade Sign:  3’-0” x 15’-8” (projecting 4’ from face of wall, with stand-off brackets 
 
Material Specifications:  
Canopy:  Painted structural steel, laminated clear glass, S14 sign light bulbs 
Blade sign: Painted metal box; lettering and logo only: to be internally illuminated, pushed 

through sign face by ½” 
 
SUMMARY OF HISTORIC CONTEXT 
Built in 1914 as an Odd Fellows Hall, 25 Forest Avenue is a contributing building in the Congress Street 
Historic District.  The symmetrical façade features seven bays, with a prominent main entrance flanked 
by commercial storefronts, a single and a double to each side of the central doors.  After being 
renovated as the Portland Performing Arts Center, the building has been home to the Portland Stage 
Company since 1982.  Forest Avenue leads directly into the heart of Portland’s downtown Arts District. 
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Located roughly in the middle of the block between Congress Street and Cumberland Avenue, the 
building’s central bay had a tall blade sign in 1924, and much later, an arched awning that served as a 
marquee for the Portland Performing Arts Center in the 1980’s.  The storefronts had a variety of 
more minor signs over the century, but the façade is very well preserved and intact.  Current signage 
is minimal around the entrance, consisting of painted lettering on door glazing.  Six projecting fabric 
banners on metal stanchions are centered on the front façade’s pilasters, between the second and 
third floors; these are now the primary means of marking the venue as viewed up and down the 
street. 
 
A rooftop addition for staging sets and a rear backstage addition are both recessive.  They are sided 
with red metal siding and have simple geometry; despite their locations at the rear of the property, 
they are visible from Forest Avenue because of the surface parking lot (once occupied by a historic 
building) next door.  As mentioned in December, the company is also embarking on major interior 
renovations, designed to improve accessibility.  Structural work to support the canopy and sign will 
be permitted under the interior building permit applications. 
 
PREVIOUS REVIEWS BY HISTORIC PRESERVATION AND OTHER CITY DEPARTMENTS 
Historic Preservation staff met virtually with the architect team and the Artistic Director of 
Portland Stage prior to the December 7, 2022 Board workshop.  Staff advised that the canopy 
should obscure the historic façade as little as possible, and agreed with the architects that a 
transparent roof and minimally sized metal framing would offer a sought-after contemporary 
approach as well as minimal visual distraction in front of the Oddfellows’ ornate entrance.  The 
canopy will extend over most of the width of the sidewalk, and will require a City license as well as 
a building permit. 
 
Workshop: December 7, 2022 
At last December’s workshop Board members were supportive of the design approach for both 
the sign and the marquee.  There were questions about some details, but Board members were 
unanimous in their support for both elements, agreeing on a number of points: 

● The contemporary designs are appropriately differentiated and eye-catching, yet minimally 
obscuring of the entry and the rest of the historic façade.   

● The Board and staff both encouraged continued exploration of ways maintain maximum 
visibility of the building face. 

● Board members also emphasized designing for reversibility. 
● Drainage was discussed; the architects were encouraged to make sure of the efficacy of 

the preliminary plan to conduct collected water from the canopy to the south west corner 
of the building (right-hand end of the front façade) via a hidden gutter atop the cornice 
between the first and second floors. 

● It was suggested that the designers consider color options for making the sign and canopy 
both compatible and visible. 

● There was curiosity about the canopy lighting, which architects intend to make warm and 
visible to identify the mid-block venue without creating glare. 

● It was pointed out that historic light fixtures at either side of the entry will remain as 
primary lighting. 
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Since the December workshop the sign proposal was reviewed and approved by the Zoning office, 
which concluded that although the size of the proposed sign exceeds current size limits, the 
overall nonconformity will be reduced because the proposal includes removal of six banners from 
the face of the building.  (Prior to the December workshop the tall projecting sign had already 
been redesigned so it would not exceed the maximum projection from the building face of four 
feet.)   
 
Based on the length of the building frontage, the historic precedent of a large projecting sign in 
this location, and the need for Portland Stage to be a highly visible and vibrant venue in the City’s 
Arts District, the applicants believe the sign to be appropriately scaled, and Board members did 
not disagree during the workshop.  Once the Zoning Office completed its review and approval of 
the sign proposal, the design team worked to add the necessary details to the plans for the public 
hearing on May 3, again communicating with staff as design development progressed. 
 
FINAL SUBMISSION FOR PUBLIC HEARING MAY 3, 2023 
Please see the detailed cover letter and drawing set with supporting materials.  Staff points out: 

● Questions about the canopy drainage have been addressed with a new approach: a very 
shallow slope will allow water to drip off the front, towards the curb.  This eliminates the need 
for a gutter mounted to the top of the first-floor cornice to convey water to the corner of the 
building. 

● Sign construction details are now available, showing a 12” thick box with illuminated lettering 
pushing through the dark, opaque, metal panels.  When staff inquired about the thickness, the 
sign fabricator replied that if the box could be slightly thinner, it would be but this depends on 
there being room for the necessary electrical and structural components. 

● Interior LED illumination of the letters will allow control over color and brightness. 
● Mounting stanchions for the sign and the marquee are to penetrate the brick wall cleanly, with 

careful masonry repairs around them. 
● The canopy frame is still dimensioned as 7” deep steel, with 5” supports on top holding the ¾” 

laminated clear glass roof.  Light fixtures will be mounted to the undersides of the steel, and 
fitted with sign light bulbs for a warm glow. 

● Added photos supplied by the architect and sign company show an example of the actual 
appearance of the sign as designed.  (See Attachment 3.) 

 
STAFF COMMENTS 
Both staff and the Board have expressed support for the carefully designed concepts to enhance the 
Portland Stage Company’s presence at this location. The lighted canopy and large, distinctive blade 
sign promise to greatly increase the visibility of the theater from both Congress Street and lower 
Forest Avenue; they would add elements appropriate for a theater that are sensitive to the 
architecture of the host building. The canopy does not include signage, but its lighted prominence 
over the sidewalk recalls a modern interpretation of marquees of the past, while remaining sensitive to 
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the architecture of the historic resource.  On the whole, one must appreciate that the design 
approach to both elements is cleanly contemporary and current, and also understated just enough so 
as to avoid distraction from the well-preserved historic resource. 
 
Staff supports the sign proposal as being in keeping with the intent of Standard 17.8.6, (see below,) 
and compatible with the subject property and the context.  Further, the projecting sign follows the 
intent of the detailed Sign Guidelines for historic buildings, particularly in regards to scale, location, 
illumination, and sensitivity to historic features of the façade, even while falling into a somewhat 
special category. 
 
APPLICABLE REVIEW STANDARDS 
Standards for Review of Alterations, 17.8.2:  
 

Standard 1 
Every reasonable effort shall be made to provide a compatible use for a property which requires 
minimal alteration to the character defining features of the structure, object, or site and its 
environment or to use a property for its originally intended purpose. 
Standard Met? Staff Comments 

Yes 
The Oddfellows Hall was a place of assembly; the established theater company 
has long occupied the building with an appropriate reuse of the resource. 

 
 

Standard 2  
The distinguishing original qualities or character of a structure, object, or site and its 
environment shall not be destroyed. The removal or alteration of any historic material or 
distinctive architectural features should be avoided when possible. 
Standard Met? Staff Comments 
Yes The design shows sensitivity to the façade’s architecture and obscures little. 

 
Standard 3 
All sites, structures, and objects shall be recognized as products of their own time, place, and use. 
Alterations that have no historical basis or create a false sense of historical development, such as 
adding conjectural features or elements from other properties, shall be discouraged. 
Standard Met? Staff Comments 

Yes 

The contemporary designs are of this time, appropriate for a vibrant arts 
venue, and they are clearly differentiated from the 1914 building.  As shown in a 
historic photo, there was a tall projecting sign long ago.  Though that is not the 
case for the canopy, it is designed to coexist with the historic façade without 
concealing or imitating it. 
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Standard 5 
Distinctive features, finishes, and construction techniques or examples of skilled craftsmanship 
which characterize a structure, object, or site shall be treated with sensitivity. 
Standard Met? Staff Comments 

Yes 
The new elements are designed to create minimal visual or physical 
interference with façade elements. 

 
Standard 9 
Contemporary design for alterations and additions to existing properties shall not be 
discouraged when such alterations and additions do not destroy significant cultural, historical, 
architectural, or archaeological materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the size, scale, color, material, and 
character of the property, neighborhood or environment. 
Standard Met? Staff Comments 
Yes Clearly contemporary sign and canopy 

 
Standard 10 
Wherever possible, new additions or alterations to structures and objects shall be undertaken in 
such a manner that, if such additions or alterations were to be removed in the future, the 
essential form and integrity of the historic property would be unimpaired. 
Standard Met? Staff Comments 

Yes Some historically sensitive brick repair would be necessary in the event of 
removal of the canopy or sign, which should be completely feasible. 

 
Standards for Review of Signage, 17.8.6: 
 
In considering an application for a Certificate of Appropriateness involving the installation or 
modification of sign(s), including awning(s) which incorporate signage, signs shall be compatible with 
the subject building and its surrounding context as detailed in the signage design guidelines included in 
the Historic Resources Design Manual. If there is a conflict between this standard and the 
requirements of Article 20, the stricter standard shall apply. 
 
MOTION FOR CONSIDERATION 
 
I move to approve application HPBR-oo2249-2022 for Installation of a new sign and a new 
entrance canopy at 25 Forest Avenue on the basis of submitted documentation, plans, and 
specifications; information provided in the staff memo; and findings by the Historic Preservation 
Board that the project meets Standards for Review of Alterations 17.8.2-# 1, 2, 3, 5, 9, and 10, and 
Standards for Review of Signage 17.8.6, with the following conditions:  
 

1. Masonry contractor or project manager is to contact historic preservation staff at the start 
of masonry repair, for onsite review of mortar and brick samples. 
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ATTACHMENTS 
1. Architect’s Cover Letter 
2. Architect’s drawings and supporting photos 
3. Additional photos showing a sign example of the type proposed 
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April 10, 2023

Evan R. Schueckler, Historic Preservation Program Manager
Department of Planning and Urban Development
Portland City Hall, 4th Floor
389 Congress Street
Portland, ME 04101

Review Number: HPBR-002249-2022

Dear Mr. Schueckler,

Simons Architects is pleased to re-submit the following project description for your review and consideration on behalf 
of the Portland Theater Company.  A new blade sign and entry marquee at 25A Forest Avenue are proposed.  Some 
delegated design engineering is still underway, but we are hoping sufficient information is provided here for Board 
Review as a Public Hearing for a Certificate of Approval.

This work is connected to two applications, one general building permit for a Commercial Alteration (BLDC2023-
03062) and one specifically for the Signage (SIGN2022-00748).   This work is part of a larger scope of work, the balance 
of which is within the interior of the building. 

PROJECT DESCRIPTION:

BRIEF HISTORY OF PROPERTY
25A Forest Avenue was originally built as a Grand Lodge of the Independent Order of Odd Fellows, erected in 1914 
according to the 1924 Tax assessment.  It is listed as a contributing property within the Congress Street District.  The 
Portland Theater company has occupied this building since 1982, after it’s renovation and transformation to be known as 
the Portland Performing Arts Center.  A number of original details of the building remain.  Windows on the front facade 
were recently restored in 2015. 

SCOPE OF WORK
A new contemporary blade sign paired with a glass and steel marquee are proposed.  Photos over the course of history of 
the building indicate both awnings and various types of signage have existed at different points in time.  
The Theater Company’s goal is for the new blade sign and marquee to significantly improve visibility and awareness 
of the identity of the Theater along Forest Avenue from as far away as Congress Street.  In conveying the spirit of the 
Theater, as well it’s contemporary and current approach to performance, it is hoped that the new signage will capture the 
interest of those passing by and signify a renewed gateway to Portland’s Arts District. 
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MARQUEE
The new entrance marquee with lighting is a departure from the previous marquee circa 1983.  
The intent is that the new marquee shall be contemporary in both material and design (glass and painted steel with 
S14 sign lights set in a grid pattern) so as to be differentiated from yet highlight the original entrance surround and 
stonework, a character defining feature of the building.  We have received initial feedback that we may drain rainwater off 
the front of the canopy, and eliminate the need for the gutter, or potential to divert water back into the building.  Due 
to timing of this coordination, the renderings do still depict the gutter at the rear; updated renderings can be provided 
as design progresses if desired.  Delegated design / engineering is underway by Sky Systems.  They are detailing welded 
plate framing members so the members will have crisp corners and integrate the lighting housing surrounds seamlessly.  
Proposed lighting fixture cuts are attached.  These will be ordered in a custom color to match the dark charcoal grey 
color proposed for the canopy and blade sign metal finishes.  The renderings currently show an 12” spacing on the bulbs. 
The glass panels will be 1” thick laminated glass, and we are working with the designer to minimize the spacing between 
them, so they appear more continuous.  Since the workshop, you will note the number or supports shown has been 
reduced to simplify the detailing.  

BLADE SIGN
This proposal seeks to realize a modern nod to the blade sign on the second level of the facade of the building visible in 
the 1924 tax photo.  The proposed sign seeks to match the overall size of the sign depicted in the 1924 tax photo.  Given 
the length of the facade of this building and institutional nature of the use, the proposed size feels appropriately scaled, 
though it exceeds 24sf.  We appreciated the boards overall support of this in the workshop.  

The sign is being fabricated and installed by Neokraft.  Their shop drawings are attached.  The sign letters will be 
split into three zones and lit from within with color changing LEDs.  Lettering acrylic will push-thru the metal plate 
approximately 1/2” and provide a glow on the face of the sign, and the facade of the building.     

Overall, these are intended to be respectful additions to the historic facade of the building, to be located above the 
signage entablature and implementing a glass roof so as not to obscure the original ornamental detailing and organization 
of the entry elements.  Exposed structural elements have been sized to be as minimal as possible in appearance and 
new structure will be located and hidden on the interior of the building.  Electrical conduit and transformers are to 
be designed as integral to the structure and concealed within the framing until behind the face of the building.  These 
elements are to be attached to avoid irreversible damage to masonry work.  Existing anchors and signage banners are to 
be removed.  Approved work methods for historic masonry repair are to be followed for all facade masonry and stone 
work.  

Please also find attached our supporting visuals including historic photos, existing photos, precedent images, plans, 
elevations, shop drawings and rendered views for your consideration.  We look forward to discussing this with you and 
the board.  Please let us know if you have any questions in the meantime.    

Sincerely, 
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1   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Historic Preservation Public Hearing
May 3, 2023
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2   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Site
Aerial
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3   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Site
Existing Conditions
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4   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

about 1914
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5   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Historic Conditions

1924

1950s
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6   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Historic Conditions

1982-1983

Historic Conditions
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7   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Overall View
North East
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8   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Perspective View
North East
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9   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Overall View
South West
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10   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Perspective View
South West
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11   s imons archi tec ts   |  www.simonsarchi tec ts .com  |  75 York Street ,  Por t land, ME  04101  |   207.772.4656

Perspective View
North
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Neokraft Signs, Inc.
647 Pleasant St | 70 Commercial St

Lewiston, Maine 04240
207.782.9654 | neokraft.com

Custom Sign Fabrication

These plans are the exclusive property of Neokraft 
Signs, Inc. and are the result of the original work of its 
employees. They are submitted to Neokraft’s client for 

the sole purpose of consideration of whether to 
purchase these plans or to purchase from Neokraft a 

sign manufactured according to these plans. 

Distribution or exhibition of these plans to anyone 
other than employees of said client, or use of these 

plans to construct a sign similar to the one embodied 
herein, is expressly forbidden. In the event that such 

exhibition or construction occurs, Neokraft expects to 
be reimbursed $1500 in compensation for time and 

effort entailed in creating these plans.

P R E S E N T A T I O N

©COPYRIGHT 2023, BY NEOKRAFT SIGNS, INC. — X9

PORTLAND STAGE 
 @11926

ACCT ID: 007134

LOCATION: 25 FOREST AVENUE

PORTLAND, ME
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QUOTE: @11926
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Existing Conditions
Terracotta Cornice

View from Below

View from Below

View from Above

View from Above

View from interior of window
above cornice
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Precedent
The State Theater
Portland, ME

Congress Street
Portland, ME
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Precedents
Blade Sign
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Precedent
BAM Harvey Theater
Brooklyn, NY
•	 scale of sign
•	 transparency of canopy does not obscure historic facade
•	 minimal framing, contemporary
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Precedent
BAM Fisher
Brooklyn, NY
•	 contemporary blade sign with illuminated letters
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Precedent
The Public Theater
New York, NY
•	 contemporary design, subservient to historic facade
•	 transparency

Page 32



Features:

• Extruded aluminum channel
• Ideal for marquee or mirror lighting
• Custom color matching available
• Chase wiring available
• Listed for damp locations
• Field Trimmable

Accessories:

07MR		  A-Line Lamp Guard Round
07MR-G30	 G30 Lamp Guard Round 
07MRS		  G30 Lamp Guard Square
0746		  4” x 6” Black Baffle
0757		  5” x 7” Black Baffle
0723		  2.5” x 3.5” Black Baffle

Line Voltage by Times Square Lighting

07M Striplight

Job Name: Fixture Type: Qty:

S P E C I F I C A T I O N S

Example

Fill out below for submittal

Catalog # WattageVolts Lamp Spacing Circuit FinishLength

07M Specify120V 6” O.C.   (On Center)
12” O.C. (On Center)
Specify Other

SC   (Single)
4CR (Chase)

B     (Black)
W    (White)
CC  (Custom)

Specify

07M 25W120V   6” O.C. 4CR B10 Ft.

07M 120V

07M 120V

07M 120V

07M 120V

07M 120V

07M 120V

Side View

Front View - Specify Length

660-watt
Molded Phenolic
Lamp Socket

Manufactured in the USA - IBEW

5 Holt Drive • Stony Point, NY 10980
Phone: 845-947-3034 • Fax: 845-947-3047 • www.tslight.com
Specifications are subject to change without notice. 
Last updated: 03/19/2007L I G H T I N G
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12/6/22, 1:59 PM HPB Public Comment - 25 Forest Avenue: Ethics Violation - representing a client before the public body on which you sit

https://groups.google.com/a/portlandmaine.gov/g/HP/c/tPXaLBEttko?hl=en 1/2

0 views

Subscribe 

George Rheault <george.rheault@gmail.com> 11:49 AM (1 hour ago) 

to HIstoric Preservation, Evan Schueckler, rwi...@portlandmaine.gov, Abigail Reed, j...@portlandmaine.gov,
Christine Grimando, Michael Goldman, Danielle West-Chuhta, Kate Snyder, Pious Ali, April Fournier, Roberto
Rodríguez, Anna Trevorrow, Victoria Pelletier, Andrew Zarro, Mark Dion

Julia Tate, a member of the Historic Preservation Board (recently given a second term), is representing a
client - Portland Stage Company - on an active matter which will be before the HPB tomorrow evening.

Julia Tate Cover Letter for 25 Forest Avenue Application
Historic Preservation Meeting Agenda Packet (December 7th 2022) (civicclerk.com)

It is universally understood that members of a public decision-making body may not VOTE on matters in
which they have an interest in - hence the common practice of RECUSAL during public debate,
deliberations and decisions.  

Most people would ALSO assume that this kind of concern over ethics and the public trust would extend
to lobbying the public body on which one sits, either explicitly or behind the scenes.  Any attempt to
influence the outcome of a public body on an issue in which one would be prohibited from voting directly
on should be seen as implicating the same concerns which arise around a recusal.  Certainly, openly and
explicitly representing the interests of a paying client before your public body is the very definition of
"attempting to influence the outcome" of a matter.

It is unfortunate that our community is relatively small (both population wise as well as with respect to
commercial opportunities) and so much of our built landscape requires approvals of one kind or another
from a city board.  This reality means that professionals (like architects) who wish to engage in public
service likely will at some time or another run up against a conflict of interest of some kind.

It is exactly why the City of Portland, both its elected officials and its staff, must be extremely vigilant in
policing violations of the public trust.  Favoritism and lobbying the public body on which you sit on behalf
of others cannot be allowed.  No one would ever think it would be appropriate, for example, to see Mark
Dion (who is an attorney) stand in front of his fellow councilors and lobby them to approve an alcohol
license or rezoning on behalf of a paying client and then sit down again in his Council chair and return to
deciding other Council agenda topics.  It is no excuse to say, "Well, at least he didn't VOTE on the
matter."

The minimum solution here is postponement of the Portland Stage matter until this can be sorted out
properly.  Ideally, Portland Stage should be required to select a brand new architect unconnected to Juila
Tate and restart their application process all over again so as to send a message about the seriousness
of this (which should be a memorable enough sting to prevent this from happening ever again and force
clients and their vendors to ask the RIGHT questions at the beginning of an engagement rather than on
the eve of a meeting).

FYI - In the recent past, John Turk and Ian Jacob also have represented clients before the HPB while
members (at least once in each case that I am aware of) and there may be other instances of this kind of
thing.  I had hoped with the passage of Phase 1 of ReCode that such ethical transgressions would no
longer occur, but here we are.

I should also note that David Silk - a sitting member of the Planning Board - is currently representing a
client before the Board of Assessment Review (meeting next week).  While a bit unseemly, this at least is

  

HPB Public Comment - 25 Forest
Avenue: Ethics Violation - representing
a client before the public body on which
you sit

Assi…

PC1
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https://groups.google.com/a/portlandmaine.gov/g/HP/c/tPXaLBEttko?hl=en 2/2

not a completely blatant violation.  Members of the Board of Assessment Review may be influenced by
Mr. Silk's active participation on the Planning Board but at least he has no DIRECT influence on the
Board of Assessment Review's other matters before or after they take up his client's matter which he
could theoretically use as leverage to benefit his client.
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STAFF MEMORANDUM  
HISTORIC PRESERVATION PROGRAM 
PLANNING AND URBAN DEVELOPMENT 
 
TO: Chair O’Brien and Members of the Historic Preservation Board 
FROM: Evan R. Schueckler, Historic Preservation Program Manager 
DATE: February 24, 2023 
RE: 672 Stevens Avenue (Evergreen Cemetery) – First Workshop – Cemetery Expansion 
PROJECT ID: HPBR-002364-2023 
MEETING:  March 1, 2023 
 
Owner: City of Portland  
 Michael Ciamaga, Cemeteries Director 
 Parks, Recreation, and Facilities 
Designer: Amy Segal, Sebago Technics 
 
A sign announcing the Historic Preservation Board’s meeting on May 3, 2023 was posted at the 
property on April 21, 2023.  A legal ad was published in the Portland Press Herald on April 21, 2023 
and April 22, 2023, and 166 notices were sent to neighboring property owners within 100 feet of 
the subject property.  

 
 
PROJECT SCOPE 
Complete Phase II expansion of Evergreen Cemetery along Stevens Avenue, including new 
roadways, pedestrian pathways, laying out of new burial plots, and associated plantings. The 
applicant has provided a proposed layout of roads, paths, and burial plots in an irregular 
arrangement connecting from Memorial Avenue to a portion of road previously approved in 2014 
based around a central, circular pathway with curving paths off if it. The circle at the center of the 
expansion is proposed to have a concentration of “Cremains Plots”, which are smaller burial plots 
for cremated remains, arranged around a location to be reserved for a potential future 
columbarium.  
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Figure 1: Contemporary aerial of Evergreen Cemetery showing with a star the location of proposed 
expansion along Stevens Avenue.  

 
 

 
SUMMARY OF HISTORIC CONTEXT 
 
Evergreen Cemetery is one of Portland’s four designated historic cemeteries, and one of the city's 
earliest designed public spaces. The city purchased the original land for the cemetery in 1852, and 
consecrated the site in 1854. In 1855, civil engineer Charles H. Howe prepared a plan for the roads, 
paths, and burial plots which guided the early development of the cemetery. Howe’s design 
followed in the tradition of “Rural Cemetery” design using a mixture of curving and irregular 
avenues as the major routes through the cemetery, with the blocks created between them being 
subdivided into family and individual burial parcels in a more regular and rectilinear pattern. The 
juxtaposition of irregular and regular was also further accentuated by a few circles or straight 
avenues that provide more formal arrangements within the meandering design. One such element 
was the main entrance, which was a long, straight drive lined with trees, connecting the cemetery 
to Stevens Avenue. At first, the cemetery was set-back significantly from Stevens Avenue, with a 
number of private homes occupying the street frontage.  
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Figure 2: 1855 plan of Evergreen Cemetery as drawn by Charles H. Howe. (Page 6, Evergreen Cemetery 
Master Plan)  

 
An 1869 Plan shows that over the first few decades the cemetery was laid out following Howe’s 
design and was already being expanded to the north and west. Over subsequent decades the city 
acquired more land to the west and south, and even the east, along Stevens Avenue, slowly 
increasing the size of the cemetery to its current size of over 240 acres. One of the most recent 
acquisitions was of one of the few remaining private parcels along Stevens Avenue in 1998.  
 

 
Figure 3: 1869 plan of Evergreen Cemetery by John Russell. (Maine Historical Society) 
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Later areas of the cemetery follow the model of the original layout to varying degrees. The 
increasing regularity of new grave plots was one of the reasons for creation of the Evergreen 
Cemetery Master Plan in 1994. The goal of the document being to guide future development so as 
to be respectful of the cemetery's historic character while also accounting for renewed demand 
on the cemetery as a recreational landscape. Since the Master Plan’s adoption, it has been used to 
guide expansion of the cemetery along Stevens Avenue, with the most recent expansion having 
been reviewed and approved by the Historic Preservation Board in 2014.  
 

 
Figure 4: Map of Evergreen Cemetery from the 1994 Master Plan. The area labeled 7 contains the area of 
proposed expansion as well as the areas of expansion approved in 2014. (Page 25, Evergreen Cemetery 
Master Plan) 

 
 

 
PREVIOUS REVIEW BY HISTORIC PRESERVATION BOARD 
 
March 1, 2023, Workshop:  
 
At the March 1 Workshop, the applicant presented two concepts for expansion of the cemetery. 
Concept A: A symmetrical arrangement of burial plots around a U-shaped roadway off of the 
existing Memorial Avenue with a central pathway. Concept B: An irregular arrangement connecting 
from Memorial Avenue to a portion of road previously approved in 2014 based around a central, 
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circular pathway with axial paths off if it.  
 

   
Figure 5: Concept A (left) and Concept B (right) as presented to the Board at the March 1 workshop.  

 
Generally, the Board expressed that Option A was too formal and rigid, being out of character with 
the more rustic and meandering arrangement of the historic core of the cemetery. Members of 
the Board expressed that Option B presented a more appropriate arrangement, taking inspiration 
from some of the circular pathways found in the historic core, with a meandering outer road. 
However, the Board found that Option B was still quite rigid, in particular given the density and 
regularity with which the burial plots were arranged throughout the site. Board members 
recommended that the applicant consider another option that would take further inspiration from 
the historic core of the cemetery.  
 
Board members also inquired of the applicant whether they had considered a smaller number of 
burial plots at this location while looking at future expansions into other portions of the cemetery, 
in particular the Brentwood Parcel. The applicant responded that Parks, Recreation, & Facilities 
intended to reserve other undeveloped portions of the cemetery from development so as to keep 
options open for alternative forms of development in the future.  
 
Some Board members also asked whether the applicant had considered some of the other 
approaches to incorporating new areas of burials that are contemplated in the Master Plan. The 
applicant responded that many of those would be too challenging to implement and that the 
proposed plan is being presented in light of an imminent need for more individual burial plots.  
 

 
 
STAFF COMMENTS 
 
The Standards for Review of Alterations have limited applicability to this project given that they 
generally focus on guiding sensitive treatment of historic material. Additionally, the Standards for 
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Review of New Construction are not applicable, as they focus on design of structures, with little 
guidance on site or landscape. This means that while Standards for Review of Alterations 1 & 2 are 
applicable, the Board should generally look to the Master Plan to guide its review of the proposed 
cemetery expansion. In particular, the Board should focus on Analysis and Recommendations, II 
Cemetery Development, 2. Areas available within the undeveloped acreage of the property (pages 
56-66). The Master Plan also includes a map illustrating many of the recommendations in broad 
strokes (page 26).  
 
When reviewing the Master Plan, the Board should also keep in mind that the document is 
intended to serve as a guide for multiple entities beyond the Historic Preservation Board, and 
therefore contains recommendations related to elements that are not subject to Historic 
Preservation Board Review. For instance, the Historic Preservation Board does not have purview 
over vegetation or installation of individual grave markers and tombs.  
 
The area of the proposed expansion is in keeping with the recommendations of the Master Plan 
which encourages development of the residual acreage along Stevens Avenue, between the two 
entrances to the cemetery. The area to the north and west of the proposed site was laid out in 
2014 after review by the Historic Preservation Board.  
 
The Master Plan discusses that the areas along Stevens Avenue should be laid out as 
“interconnected rooms” and that the road layouts should be sympathetic to the original 
circulation design. The revised design lays out the project area as a large room which is connected 
to neighboring areas of burials through the primary irregular paved road and several grass paths 
that meander through the site. The area is organized around a central circle with meandering grass 
paths separating differently-shaped sections for burials. The concept still proposes to maintain a 
significant buffer area between Stevens Avenue and areas of burial. This setback from the busy 
road is an important original design element of the cemetery, which helps to foster spaces for 
quiet contemplation and mourning.  
 
Two other significant changes in the design are the incorporation of a more irregular placement of 
burial plots, and the inclusion of “cremains plots.” The earlier concepts laid out the burial plots in 
large groupings of fairly long parallel rows. This arrangement has been revised to include more 
varied and irregular placement of groupings of burial plots, while avoiding curved or overly 
complex arrangements which are difficult to implement. The revised design has 719 burial plots, 
about the same as the prior Concept B; however, 104 of them are much smaller “cremains plots,” 
focused around the circular path. This change allows for a similar number of burial plots as 
proposed at the workshop; however, in a gentler way making better use of some leftover spaces 
between the paths and full burial plots. Additionally, the “cremains plots” add some variety to the 
composition of the area while speaking to the era of its construction during which cremation is 
increasingly popular.   
 
The applicant has also indicated that the center of the circle would be reserved for a future 
columbarium which would accommodate additional burials. If ever installed, the columbarium 
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would provide a focal point, creating additional visual interest in the proposed area. Though 
there's not yet a columbarium design, the Board is encouraged to provide feedback on its 
placement in the overall design of the expansion.  
 

 
 
ANALYSIS OF APPLICABLE REVIEW STANDARDS 
 
Standards for Review of Alterations, 17.8.2:  
 

Standard 1 
Every reasonable effort shall be made to provide a compatible use for a property which requires 
minimal alteration to the character defining features of the structure, object, or site and its 
environment or to use a property for its originally intended purpose. 
Standard Met? Staff Comments 

Yes 
The proposed expansion project will allow the continued use of Evergreen 
Cemetery as a site for the interment of the deceased and a place for mourning 
and contemplation.  

 
Standard 2  
The distinguishing original qualities or character of a structure, object, or site and its 
environment shall not be destroyed. The removal or alteration of any historic material or 
distinctive architectural features should be avoided when possible. 
Standard Met? Staff Comments 

Yes 

The proposed expansion will not destroy any historic features of the site or 
disturb any existing grave areas. The proposed expansion will also retain a 
significant setback from Stevens Avenue which is an important original design 
feature of the historic cemetery.  

 
Evergreen Cemetery Master Plan 
 

II. Cemetery Development 
Develop the residual acreage in front of the cemetery between the two entrances as a series of 
interconnecting rooms, having an intimate scale and inward focus to foster contemplation. 
Design the road layouts in sympathy with the original circulation design, with curvilinear 
alignments and focal circles. (Page 61) 
Staff Comments 
The revised design proposes to create a new “room” within the cemetery with connections to 
two other sections of the cemetery, while also incorporating a focal circle and meandering paths 
as a pedestrian scale circulation within the room.  
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MOTION FOR CONSIDERATION 
 
I move to APPROVE application HPBR-002364-2023 for Expansion at 672 Stevens Avenue 
(Evergreen Cemetery) on the basis of submitted documentation, plans, and specifications; 
information provided in the staff memo; The Evergreen Cemetery Master Plan; and findings by the 
Historic Preservation Board that the project meets Standards for Review of Alterations 17.8.2-1 & 2. 
 

 
 
ATTACHMENTS 

1. Project Summary 
2. Overall Siteplan 
3. Proposed Plan 
4. Site Photos 
5. Evergreen Cemetery Master Plan 
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Parks, Recreation and Facilities Management
Ethan Hipple
Director
Mike Ciamaga
Director of Cemeteries and Project Management

4/14/2023

This letter concerns the proposed continued expansion of Evergreen Cemetery. The expansion
project was started a decade ago and has rolled out in separate phases with this area being the
third and final planned expansion. Past phases have brought us new single andmultiple lot
sections as well as a columbarium.

OnMarch 1st, 2023, I attended a public workshop with the Historic Preservation Board and
presented two concepts for the area adjacent to Stevens Ave, concepts “A” and “B”. Some of
the notes included at that time was rigidity of the road, lack of adequate vegetation and density
of available lots. At that workshop, I had voiced my concerns about suchmeasures from an
operational and lot capacity perspective. The decision was thenmade to have Sebago Technics
create a new Concept “C”, hopefully marrying all points of view.

I believe Sebago(Amy Segal Bell & Joshua Franklin in particular) has accomplished that and we
are ready to present this new plan to the board for approval. In this new plan, you will see an
altered road design, one more in keeping with the meandering concept found in our more
historic sections. We also have increased vegetation and a ratio of lots to trees more in keeping
with other existing areas of the cemetery. You will also see the circular area in the middle of the
plan and that addresses any potential changing societal needs. That particular area could be a
future columbarium, cremated/ infant lots as well as a scatter garden.

I hope this new designmeets the concerns of the board as well as the public and can be
approved at the next meeting.

Sincerely,
Michael Ciamaga
Director of Cemeteries and Project Management

672 Stevens Ave, Portland, Maine 04103 | o: 207-808-5452 | cemeteries@portlandmaine.gov
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80
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165
101

18

CONCEPT C DRAFT

DESIGN INTENT MEANDERING PATHS MIMIC HISTORIC 
DESIGN AND TIMELESS CHARACTER, ENCOURAGING 
MINDFUL MOVEMENT THROUGH THE CEMETERY. 

APRIL 7, 2023

PROJECT ID 220598

39

FULL PLOTS: 615  |  CREMAINS: 104

CREMAINS PLOTS

FUTURE
COLUMBARIUM
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2/27/23, 9:41 AM Fwd: Proposed Evergreen Cemeterty Expanison - areed@portlandmaine.gov - City of Portland Mail

https://mail.google.com/mail/u/0/?ogbl#inbox/FMfcgzGrcjWxbhMwxQQjSSmRvGjMVBkB 1/1

From: Cynthia Loebenstein <cloebenstein@yahoo.com>
Date: Fri, Feb 24, 2023 at 6:30 PM
Subject: Proposed Evergreen Cemeterty Expanison
To: evans@portlandmaine.gov <evans@portlandmaine.gov>, rwiener@portlandmaine.gov <rwiener@portlandmaine.gov>

Dear Historic Preservation Board,

As a past president of Evergreen Cemetery, a past member of the Parks Commission and a neighbor
in Deering Center, I write to you in regards to the proposed design of Evergreen Cemetery by Sebago
Technics.

The proposed expansion of Evergreen Cemetery is not in keeping with the original historic garden-
designed, Victorian-style cemetery. The symmetrical nature of the proposed plan, both its roads and
grave sites, is not typical among garden cemeteries. Garden cemeteries have more naturally curving
roads, with framed vistas of garden features. In garden cemeteries, groups of grave sites are
interrupted and accentuated by plantings, rocks and other natural features.

The grave plot configuration in the proposed plan is much denser than many other areas in the
original, historic section of Evergreen. The back-to-back grave plots is reminiscent of a military
cemetery rather than of a garden cemetery.

Although the proposed design does a good job at screening the gravesites from Stevens Avenue with
plantings, there does not seem to be any plantings between the grave sites. This is a prime difference
between the proposed design and the original historic design. Evergreen Cemetery was originally
designed to be an arboretum with a variety of flowering trees and bushes where visitors can take a
moment to reflect on the beauty of life while mourning their dead.

When my husband and I purchased a plot in Evergreen, we only considered plots adjacent to trees. I
would image that plots adjacent to trees, although maybe challenging from a practical level, are much
more desirable to perspective buyers. Trees are also helpful in mitigating ground water and reducing
ponding. After the proposed site was cleared of trees there was considerable standing ground water
on the site even though it had not rained for several days. In the attached photos take on December 5,
2022 you can see the standing water.

Thank you,

Cynthia

Cynthia L. Loebenstein
Maine Licensed Architect, LEED AP
Central Square Design LLC
Central Square Design

PC1
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2/28/23, 9:02 AM Comment on Proposed Expansion Plan for Evergreen Cemetery

https://groups.google.com/a/portlandmaine.gov/g/HP/c/9gGql6yXfGw?hl=en 1/2

0 views

Michael Mertaugh <michaelmertaugh@gmail… Feb 27, 2023, 8:28:57 PM (13 hours
ago) 

to hp@portlandmaine.gov

Dear members of the HP Board,

I am a former Board member and former President of the Friends of Evergreen Cemetery.  I would like to
offer the following comments on the proposed expansion plan for the cemetery which is to be discussed
at the March 1st Historic Preservation Workshop: 

I agree with the view of Historic Preservation staff that Concept B, the second of the proposed
alternatives, is more compatible with the existing character of the cemetery, and that the city-approved
cemetery Master Plan should guide the design of any expansion plan. 

However, I have a serious concern with the proposed gravesite density in both of the expansion plans.
Clearly, this density of burial plots reflects the Director of Cemeteries' expressed goal of "maximizing all
available space to construct as many new (burial) lots as possible." But this density of gravesites is
unnecessary and conflicts with a key recommendation of the cemetery Master Plan:

The proposed gravesite density is unnecessary because there are significant other
opportunities for future expansion of burial capacity at Evergreen Cemetery.  One site that the
1994 Master Plan identifies as particularly suitable for future cemetery expansion is the Brentwood
parcel: "this land has the potential for the development of gravesites and for above-ground burial
with a design layout that would visually make the area an extension of Libby Field.  If this was
done, the area could provide additional (burial) inventory for quite a number of years." (1994
Master Plan, page 57) This area currently houses a community garden that was approved as a
temporary use until it was needed for cemetery purposes.  There also unexploited opportunities for
cemetery expansion through niche burials (via the completion of the current Columbarium and
development of further niche burial opportunities) and through the development of scatter
gardens.  These options for commemoration are growing rapidly in cemeteries across the country.

The proposed gravesite density is inconsistent with the the Cemetery Master Plan (page 60):

The master plan calls for developing new burial areas as well as infill in developed areas.
The limiting factor in further development is not so much land as it is the number of
memorials that can be added to the landscape without seriously damaging its character. Inmemorials that can be added to the landscape without seriously damaging its character. Inmemorials that can be added to the landscape without seriously damaging its character
Landscape Character, above, the landscape is discussed in terms of character zones
defined in large part by the layout of graves and the type of monumentation. Large family
lots are in great measure a thing of the past. However, the pattern they create on the
landscape, and the visual relief they offer, can be replicated with the use of a number of
design devices (described in the Master Plan):

Trees are central to the cemetery's initial concept and design, and play a crucial role as
recognized in the Master Plan:

"Vegetation is a critical character-defining element in any landscape, and it is at Evergreen as well.
Trees are Evergreen's primary natural feature." (Master Plan, page 32)

Recommendation:  Increase the quantity and diversity of tree species throughout the developed
cemetery areas, particularly increasing the presence of ever greens and flowering trees. (Master Plan,
page 52)

As in other parts of the cemetery, trees in this phase of expansion are compatible with burial sites and
would make burial sites more attractive to potential purchasers of burial plots (although, obviously, care
needs to be exercised in planning tree locations in relation to gravesites). 

� � �

Comment on Proposed Expansion Plan for
Evergreen Cemetery Assig…
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2/28/23, 9:02 AM Comment on Proposed Expansion Plan for Evergreen Cemetery

https://groups.google.com/a/portlandmaine.gov/g/HP/c/9gGql6yXfGw?hl=en 2/2

A final comment: any direct road access of the expansion area to Stevens A final comment: any direct road access of the expansion area to Stevens A Avenue would conflict with theAvenue would conflict with theA
Master Plan's recommendation that "road access should be from the back of the properties so the
continuity of the cemetery edge can be maintained." (Master Plan, page 54).

Thank you for your consideration.

Michael Mertaugh
118 Beacon Street 
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2/28/23, 9:56 AM Evergreen Cemetery burial expansion plan

https://groups.google.com/a/portlandmaine.gov/g/HP/c/XOH9MWE1lJ4?hl=en 1/1

0 views

Roberta Cope <bobbicope@icloud.com> 9:55 AM (1 minute ago) 

to hp@portlandmaine.gov

Dear Historic Preservation Board,

Due to a prior engagement, I am unable to attend the March 1 workshop regarding the expansion of
grave sites in Evergreen Cemetery.

Please consider the expansion with care.  I concur with the views shared by Cynthia Loebenstein and
Michael Mertaugh about the next phase of development.

In addition to being a past president of Friends of Evergreen, I am a life-long resident of Deering Center
and hence have been visiting the cemetery for nigh on seventy  years.  Its mysterious melding of park
and cemetery have provided years and years of contemplative walks, most recently on a daily basis with
two, sometimes three, of my sisters.  My grandfather, parents, aunts, uncles, brother-in-law are buried
here.  Some of their graves are graced with the shade of trees.  Many more of my family will be buried in
Evergreen, myself included.  I speak on behalf of all of them, plus many more friends and neighbors who
love the special experience which the cemetery provides.  We want a garden/park cemetery with
meandering paths, flowering shrubs, and yes, more trees.  We do not want to walk among, nor look upon
row upon row of parallel burial plots.  Such efficiency destroys the character of this beloved park.  Please
follow the design traditions that exist for thoughtful reasons.  We need opportunities to experience
beauty.  The garden style cemetery allows for the opportunity of natural beauty to coexist with human
intervention and creativity in a special environment.  Portlanders value Evergreen for these unique
qualities.

Please consider the long view.  Please integrate the original thought process of the development of the
cemetery into any new phase.

Please prioritize the vast, undeveloped Brentwood acreage, which could accommodate hundreds of
burials. (On the city's website the Brentwood acreage is included within the cemetery boundary, as it
should be, on all maps EXCEPT the Evergreen Cemetery map. I have an older paper map and there is
no distinction between the cemetery and the Brentwood section. This needs to be corrected on the
website.  The cemetery boundary extends to just behind the row of houses on Hamblet Avenue.)

Thank you for your consideration.

Bobbi Cope
172 Concord Street

� � �

Evergreen Cemetery burial expansion plan
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RX to the HP board meeting and public comments…March 5, 2023       David Little

Greetings to all Historic Preservation board members.  Terrific meeting with Mike Ciamaga & public 
comments.

I apologize for this late letter… I was away during the lead up to the meeting and the meeting itself & 
have just listened in to the meeting today.

Mike Ciamaga mentioned at the start of his comments that the new area was “the only area left” for 
burial space in Evergreen Cemetery & thus the urgency to maximize the number of individual plots. 

As a long serving board member of the Friends of Evergreen, I am aware that a group of landscape 
architects with the firm Moore & Serenin had, several years ago, made a series of drawings for the 
‘Brentwood Parcel’ that would incorporate a 3-phase transition from the community garden to new 
burial space when the time came. Their work was the result of a grant written by Cynthia Loebenstein, 
then a board member of Friends of Evergreen. Cynthia gave copies of the proposed drawings to both 
Mike Murray, then Interim Director of EC and to Ethan Hipple, Deputy Director, Dept. of Parks, 
Recreation, and Facilities. Maybe the time has come to revisit this Brentwood parcel Master Plan!

During the public meeting on Wednesday some members of the HP board considered/asked about the 
future of the Brentwood parcel (8 acres) for burials  together with the current design plan for the 
expansion in the new area, suggesting a plausible solution to the density and Victorian design issues. 
Cynthia herself, an accomplished architect, revised Mike’s original sketch. It might serve as an entry 
point for discussion of a Plan C were it to be shared with members of the HP board. 

If a 3rd plan is sought, it may not work if it is some combination of Plan’s A and B. Both A and B exhibit a 
“regimentation” of plots that is out of touch in the Victorian garden “rural” cemetery (ie winding by-
paths with attractions of flowers, shrubbery and hedges.) Perhaps reducing the number of plots by 50-
150 would increase the space available for a few different size plots (individual and family (15 x 15 ft), 
plantings of flowering shrubs, and trees that are focal points; and then provide seamless transitions to 
the adjacent areas so as to harmonize better with the densities of the two other most recent phases of 
expansion- and being at the front of this historic landscape exemplify  the Victorian concepts described 
by Kathy Freund. A softer, gentler place of pilgrimage.

Another idea I would like to float with the board is a discussion/plan for both the visual and physical 
connections that might be integrated between the Stevens Tavern site and the new expansion area. The 
Stevens Tavern site at the front of the cemetery is a visual break in the front part that could become a 
circular Victorian garden with perennial flowers, an intimate meditation site with benches, and with a 
splendid historical sign discreetly placed with a meandering path that leads back into the expansion 
area. This could result in a unique more private visual corridor from Stevens Ave, inviting and 
welcoming.  

PC4
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The discussion and oversight by the HP board was very thoughtful and helpful to the conversation 
regarding the new proposed expansion area. Also the public comments were spot on with regard to the 
Master Plan and the romantic nature of Beauty and Art (The Picturesque). Mike Ciamaga is right that 
there is a fast approaching need for new burial space and kudos to him for being open to different 
opinions while keeping the project moving forward.

Thanks for the opportunity to share my thoughts. 

Respectfully,

David Little                                                                                                                                                                                           
142 Brentwood St,                                                                                                                                                                            
Portland, Maine 04103                                                                                                                                  
authorartist775@gmail.com                                                                                                                                                       
603-498-2400 (c)

Page 195



  1 

STAFF MEMORANDUM  
HISTORIC PRESERVATION PROGRAM 
PLANNING AND URBAN DEVELOPMENT 
 
TO: Chair O’Brien and Members of the Historic Preservation Board 
FROM: Evan R. Schueckler, Historic Preservation Program Manager 
DATE: April 28, 2023 
RE: 511 Congress Street – PUBLIC HEARING – Addition 
PROJECT ID: HPBR-002418-2023 
MEETING:  May 3, 2023 
 
Owner: Ocean Gate, LLC 
Architect: Ryan Senatore, Ryan Senatore Architecture 
 
A sign announcing the Historic Preservation Board’s meeting on May 3, 2023 was posted at the 
property on April 20, 2023.  A legal ad was published in the Portland Press Herald on April 21, 2023 
and April 22, 2023, and 41 notices were sent to neighboring property owners within 100 feet of the 
subject property.  

 
 
PROJECT SCOPE 
Construct ten-story rear egress stair tower addition at rear of 511 Congress Street in area of alley 
between 511 Congress Street and parking garage at 48 Brown Street. Addition to have concrete 
foundation and be clad in metal with glazing and glass spandrel panels.  
 

 
 
SUMMARY OF HISTORIC CONTEXT 
 
511 Congress Street is a non-contributing building in the Congress Street Historic District located 
at the corner of Browns and Congress Streets. The building was constructed in 1974 as the Maine 
Savings Plaza, an expansion for the 1949 Maine Savings Building at 15 Casco Street which is a 
contributing building in the Historic District. The building is composed of a 9-story tower set back 
from Congress Street by a large open plaza flanked by one-story commercial spaces on the east 
and west sides. At the west side of the plaza, the commercial spaces share a party wall with 
Mechanic’s Hall. At the east side, the commercial spaces step down to the corner of Brown and 
Congress Streets. Along Brown Street, the basement level becomes exposed by the sloping grade 
making the tower 10 stories tall at the rear. The rear property line of the site is the boundary of 
the Congress Street Historic District. Across Brown Street is the 1987 Maine Historical Society 
Building, which is also non-contributing in the district.  
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Figure 1: Map of Congress Street Historic District showing location of 511 Congress Street with a star.  

 

 
Figure 2: Aerial view of 511 Congress Street, looking north.  

 
 

 
STAFF COMMENTS 
 
The applicant is proposing to construct a new egress stair tower at the rear of 511 Congress Street 
to meet the egress requirements associated with their proposed change of use from office space 
to residential. The proposed residential rehabilitation is not expected to require other exterior 
alterations at this time.  
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The addition is proposed to be installed at the rear of the building, facing away from Congress 
Street and towards a parking garage located outside the Historic District. The placement of the 
addition means that it will have little to no visibility from Congress Street, though there will be 
some visibility from Casco Street looking across a parking lot.  
 
The design of the addition is contemporary using metal paneling at the side elevations and corners 
and glass curtain wall with glass spandrel panels at the rear elevation, facing north. The seams of 
the panels and glazing have been aligned with the masonry openings on the existing structure, 
creating a visual relationship between them. The addition will have an expressed steel structure 
visible through the curtain wall.  
 

 
 
ANALYSIS OF APPLICABLE REVIEW STANDARDS 
 
Standards for Review of Alterations to or Redesign of Noncontributing Structures, 17.8.4:  
 

Standard A.  
In considering an application for a Certificate of Appropriateness involving alteration(s) to a 
noncontributing structure the standards for review of alterations set forth in Subsection 17.8.2 
shall apply as applicable. The intent of the review shall be to ensure no further erosion of any 
existing architectural character of the subject structure determined to be significant by the 
Planning Authority or Historic Preservation Board and, where practicable, to guide projects 
toward a more compatible relationship with the surrounding context. 
Standard Met? Staff Comments 

Yes 

The proposed addition does not involve removal or redesign of large areas of 
the existing structure. Additionally, the addition has been designed with a visual 
relationship to existing structure’s façade composition and fenestration 
patterns.  

 
Standards for Review of Alterations, 17.8.2:  
 

Standard 1 
Every reasonable effort shall be made to provide a compatible use for a property which requires 
minimal alteration to the character defining features of the structure, object, or site and its 
environment or to use a property for its originally intended purpose. 
Standard Met? Staff Comments 

Yes 

The proposed residential use is compatible with the character of the Congress 
Street Historic District as evidenced by the many residential structure located 
along Congress Street, and will require minimal exterior alterations beyond the 
proposed addition.  
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Standard 2  
The distinguishing original qualities or character of a structure, object, or site and its 
environment shall not be destroyed. The removal or alteration of any historic material or 
distinctive architectural features should be avoided when possible. 
Standard Met? Staff Comments 

Yes 

The proposed addition will not require major alterations to the existing 
building, nor will it require destruction of any of the original qualities or 
character of neighboring historic buildings. No removal or alteration to historic 
material is proposed.  

 
Standard 3 
All sites, structures, and objects shall be recognized as products of their own time, place, and use. 
Alterations that have no historical basis or create a false sense of historical development, such as 
adding conjectural features or elements from other properties, shall be discouraged. 
Standard Met? Staff Comments 

Yes 

The proposed addition is contemporary in character, using modern materials, 
and does not attempt to create a false sense of historical development. The 
visual relationship created between the addition and the existing structure also 
defers to the existing building's character, recognizing its origin.  

 
Standard 9 
Contemporary design for alterations and additions to existing properties shall not be 
discouraged when such alterations and additions do not destroy significant cultural, historical, 
architectural, or archaeological materials that characterize the property. The new work shall be 
differentiated from the old and shall be compatible with the size, scale, color, material, and 
character of the property, neighborhood or environment. 
Standard Met? Staff Comments 

Yes 

The proposed addition will not destroy significant historical materials. Through 
the use of metal and glass cladding materials, the addition will be subtly 
distinguished from the existing building, and clearly distinguished from nearby 
historic buildings. The proposed addition will be compatible with the 9- to 10-
story height, fenestration pattern, and dark gray color of the existing property.  
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MOTION FOR CONSIDERATION 
 
I move to APPROVE application HPBR-002418-2023 for an addition at 511 Congress Street on the 
basis of submitted documentation, plans, and specifications; information provided in the staff 
memo; and findings by the Historic Preservation Board that the project meets Standards for 
Review of Alterations 17.8.2-1-3 & 9 and Standards for Review of Alterations to or Redesign of 
Noncontributing Structures 17.8.4-A 
 

 
 
ATTACHMENTS 

1. Project Summary 
2. Drawings 
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RYAN SENATORE ARCHITECTURE

April 13, 2023 

Evan Schueckler 
Historic Preservation Program Manager 
City of Portland Maine 
389 Congress Street  
Portland, Maine 04101 

Re: 511 Congress Street - Renovations 

Evan, 

 Please see the attached design proposal for the exterior 
improvements to 511 Congress Street.  The project includes an exterior 
stair tower addition to the existing 10 story building.  The project proposes 
to convert existing office use floors to residential apartments, this change 
of use requires the building’s egress to be addressed.  The existing exit 
stairs are not adequately separated for this new use so we are proposing 
the new egress stair to serve this use.   

 The existing building is a modern Architectural style from the early 
1970s, the proposed addition maintains a clean and simple massing but 
provides a more contemporary facade treatment than the original 
building.  The proposed stair tower addition is located off of Brown Street 
in the rear loading dock court of the existing building.   

 The proposed stair tower has solid sidewalls clad in a metal siding 
panel with the end wall treated as a transparent facade.  The end wall 
facade is comprised of glass curtainwall with an expressed steel structure 
behind.  This structure is painted a bright color to provide contrasting 
element to the muted tones of the existing structure.  The horizontal joints 
of the metal panels and curtainwall mullions align with the existing 
building’s masonry at the head and sill of the windows.  This relationship 
ties the proposed design to the existing building.      

 We look forward to discussing at the upcoming Historic 
Preservation Review Board meeting. 

Sincerely, 

 
Ryan Senatore, AIA  LEED AP 

Principal

 207-747-5159 

 senatorearchitecture.com 

 ryan@senatorearchitecture.com 
  
 500 Congress Street, Suite 2 
 Portland, Maine 04101 
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93 High Street, Portland ME 04101 | 207.774.5561 | info@portlandlandmarks.org | portlandlandmarks.org 

April 27, 2023 

Chair O’Brien and members of the Historic Preservation Board: 

Founded in 1964, Greater Portland Landmarks is a non-profit advocacy organization that works toward the 
preservation and revitalization of greater Portland’s built environment. Our goal is to save greater Portland’s 
historic places through preservation and adaptive use while promoting creative new architecture that 
enhances historic neighborhoods. We appreciate the opportunity to comment on projects that impact the 
historic character of the city. 

We are writing in support of the application for a Certificate of Appropriateness for additions to 511 
Congress Street. The proposed adaptive use of this office tower in downtown Portland necessitates adding a 
stair tower. The New York Times recently published an expose on the challenges of adaptive office towers to 
housing but also the promise of these existing buildings in solving a desperate challenge in the twenty-first 
century. 511 Congress is a prime example of this conundrum, and the proposed intervention is an 
appropriate solution.  

While it might not be immediately apparent why a 1970s office tower is historic, nonetheless, this building 
is now fifty years old and can be considered for eligibility for nomination to the National Register of 
Historic Places as it is representative of that era’s building priorities in a city downtown. Office space is no 
longer in such demand, so this building must adapt for its new purpose.  

As we did with the proposed exterior stair at nearby 465 Congress Street, we feel the placement and design 
of this proposed stair tower at 511 Congress Street does not detract from the visual components of the 
existing building. While the stair tower will necessarily interrupt the historic envelope of the building, the 
architect has done an admirable job in minimizing its intrusion through its placement and overall massing. 
At the same time, the choice of materials reflects that this element is modern and of its own time, thus 
preserving the integrity of the building’s overall historic fabric and authenticity. For all these reasons we urge 
you to approve this application.  

Sincerely, 

C. Ian Stevenson, PhD
Director of Advocacy

PC1
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