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The Historic Preservation Board invites the public to attend the meeting in person or Zoom pursuant to the 
Remote Meeting Policy adopted by the Historic Preservation Board.  Prior to the meeting, please check the 
Agenda Center https://www.portlandmaine.gov/602/Agendas-Minutes to view memos and reports which will be 
posted by the end of the day on the Friday before the Historic Preservation Board meeting 
 
REMOTE PARTICIPATION 
Allow your computer to install the free Zoom app to get the best meeting experience. If you are not able to 
attend either in person or via Zoom, a recording will be available in the Agenda Center following the meeting.   
  
Please click the link below to join the webinar: 
https://portlandmaine-gov.zoom.us/j/81704707244 
Or One tap mobile : 
    +16469313860,,81704707244# US 
    +19292056099,,81704707244# 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 US 
    +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: 817 0470 7244 
    International numbers available: https://portlandmaine-gov.zoom.us/u/kb8DeBLLPU 
 
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). 
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AGENDA: 
 
1. ROLL CALL AND DECLARATION OF QUORUM 
    
2. REPORT OF ATTENDANCE AT THE MEETING HELD ON MAY 29, 2024 
    
  i. Public Hearing 

42 Atlantic Street: Bassett, Keenan, Paquin-Gould, Sosebee, O'Brien and Whitten present; Miller 
absent.  
 
Workshop 
ReCode: Bassett, Keenan, Paquin-Gould, Sosebee, O'Brien and Whitten present; Miller absent.  

  
  

   
3. REPORTS OF DECISIONS AT THE MEETING HELD ON MAY 29, 2024 
    
  i. Certificate of Appropriateness for New Construction; 42 ATLANTIC STREET; LB Atlantic LLC, 

Applicant, Plan Number: HPBR-002814-2024. The Board voted 5-1 (Whitten opposed) to approve the 
project with conditions.  

  
  

   
4. COMMUNICATION AND REPORTS 
    
  i. Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark. Member 

Ashley Keenan has submitted a Landmark nomination for 331 Cumberland Avenue and is 
seeking a second nomination from the Board to initiate the nomination process. Staff will 
provide an overview of the nomination and designation processes.  

  
  

   
5. WORKSHOP 
    
  i. Preliminary Review of Alterations; 609 CONGRESS STREET (142 HIGH STREET); 

Crostone Portland, LLC and The State Theater, Applicant(s). Plan Number: HPBR-002926-
2024. 
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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: June 7, 2024 
RE: 331 Cumberland Avenue (Preble Chapel) Landmark Designation 
MEETING:  June 12, 2024 

_________________________________________ 
 
INTRODUCTION  
 
On May 29, Board Member Ashley Keenan submitted the attached email to Historic Preservation 
Staff and Chair O’Brien indicating an intent to nominate 331 Cumberland Avenue, also known as 
the Preble Chapel, as a locally-designated landmark (Attachment 1). To initiate the nomination, one 
additional member of the Historic Preservation Board would need to sponsor the nomination.  
 
Below is a brief summary of the materials submitted by Member Keenan in support of the 
nomination (Attachment 1), procedural guidance, and pertinent sections of the Historic 
Preservation Ordinance (Attachment 2). The below does not include a substantive discussion of 
the proposal, which would follow were the nomination initiated.  
 
The owner of the chapel, Youth and Family Outreach, has been notified about Member Keenan’s 
nomination.  
 
MEMBER KEENAN’S NOMINATION 
 
Member Keenan has submitted a brief memo capturing some of the history of the Preble Chapel, 
some context relating to historic designations in the surrounding Bayside neighborhood, and 
identifying two potential criteria for designation (Attachment 1).  
 
NOMINATION AND DESIGNATION PROCESS 
 
Subsection 17.5.2(A) of the land use code identifies who can initiate a nomination of a historic 
landmark. Member Keenan is proposing a nomination under option 1: “any two members of the 
Historic Preservation Board on their own initiative, by written notice to the Planning Authority.”  
 
If an additional member of the Board were to submit written notice nominating the building, the 
nomination would be considered initiated and formal notice would be provided to the property 
owner. Historic Preservation staff would then prepare a draft landmark nomination, which would 
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be reviewed by the Historic Preservation Board within 60 days after initiation.  
 
After necessary workshops and a public hearing, the Historic Preservation Board would make a 
recommendation on the nomination. If the Board were to recommend or conditionally 
recommend that the Preble Chapel be designated a landmark, this recommendation would be 
forwarded to City Council for their consideration. Alternatively, if the Board were to recommend 
against the nomination, the process would terminate.  
 
The Board’s recommendation on whether to designate 331 Cumberland Avenue as a landmark 
would be based on whether the Board finds that the building meets the standards for designation. 
The Board’s consideration of the nomination is limited to subsections 17.4.1(A) Minimum criteria 
for designation and 17.4.2, Integrity of Landmarks and Historic Districts (see Attachment 2). City 
Council would make a final determination on the landmark designation based on the same, as well 
as subsection 17.4.1(D), incorporating Portland’s Comprehensive Plan into their consideration.  
 
NEXT STEPS 
 
As Member Keenan has provided a written notice nominating the Preble Chapel, one more 
member of the Board would need to nominate in order to initiate the process. More than two 
members could also nominate. Action is not required to be taken during this meeting, and written 
nomination may be submitted to the Planning Authority following the meeting. The decision by 
individual Board members to nominate would not signify a formal vote on the nomination.  

_________________________________________ 
 
ATTACHMENTS 

1. May 29, 2024 - Ashley Keenan, Intent to Nominate Preble Chapel as Landmark 
2. Chapter 14, Article 17 Excerpts 
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Evan Schueckler <evans@portlandmaine.gov>

Intent to Nominate Preble Chapel as Landmark
Ashley Keenan <ashley@donnellykeenan.com> Wed, May 29, 2024 at 10:02 AM
To: Evan Schueckler <evans@portlandmaine.gov>, "rjobrien@mail.com" <rjobrien@mail.com>

Good morning,

After being spurred by a community member, I intend to nominate Preble Chapel as a landmark. Physically near to me,
and historically near to the city's deepest heritage, I think that this is a building which we ought to seriously consider for
designation. I've written a brief memo explaining and justifying my intent and, if I can secure a co-Nominator, I'd like to
begin the process swiftly so as not to leave any uncertainty lingering.

See attached for my memo, as well as images of two 1924 news stories (exactly a century ago!) which served as a
contributing sources and which you may find interesting.

Hope to chat more this evening!

Thanks,
Ashley

Sent from Mobile Phone

3 attachments

IMG_8406.jpeg
3982K

IMG_8407.jpeg
6127K

2024.05.29_Memo_re_PSC.pdf
554K

6/3/24, 3:13 PM City of Portland Mail - Intent to Nominate Preble Chapel as Landmark

https://mail.google.com/mail/u/0/?ik=dc81b166e1&view=pt&search=all&permmsgid=msg-f:1800395966411224647&simpl=msg-f:18003959664112246… 1/1Page 5

https://mail.google.com/mail/u/0/?ui=2&ik=dc81b166e1&view=att&th=18fc4a97b0fcb647&attid=0.2&disp=inline&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=dc81b166e1&view=att&th=18fc4a97b0fcb647&attid=0.2&disp=inline&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=dc81b166e1&view=att&th=18fc4a97b0fcb647&attid=0.3&disp=inline&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=dc81b166e1&view=att&th=18fc4a97b0fcb647&attid=0.3&disp=inline&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=dc81b166e1&view=att&th=18fc4a97b0fcb647&attid=0.1&disp=attd&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=dc81b166e1&view=att&th=18fc4a97b0fcb647&attid=0.1&disp=attd&safe=1&zw
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Memorandum

From: Ashley Keenan May 29, 2024
To: Historic Preservation Board, etc.
Re: Preble Chapel, Nomination for Landmark

I, Ashley Keenan, member of the Historic Preservation Board, would like to nominate 
Preble Chapel (a.k.a. Preble Street Chapel) at 331 Cumberland Avenue as a landmark. I’ve prepared 
this brief memorandum to explain my motivations for pursuing this nomination, citing the limited 
historic resources which I’ve consulted already. I hope this can represent a starting point for a 
conversation, and it certainly is not a comprehensive report on the building or on the process. My 
desire is that the Board, with the assistance of staff and guidance from community stakeholders, can 
explore this nomination and reach an appropriate decision.

A (Very) Brief History


Originally constructed in 1851, the chapel represented one of the last great acts of 
philanthropy by Mary Preble (1770-1851) across her long career. As a 1924 newspaper described, 
“Portland’s Most Famous Belle and Wife of Commodore Edward Preble, Father of the American 
Navy, was Most Liberal Benefactor of Little Church at Corner of Cumberland Ave. and Preble St.” 
Her close entanglement with the Unitarian societies of Portland, (heirs of New England’s Puritan 
heritage,) and her generous patronage of this site among others, made her a natural namesake for the 
house of worship. In 1924, the Chapel was rededicated and underwent a significant renovation which 
gave the church its current appearance. Focusing on “pleasant and harmonious color schemes rather 
than expensive materials,” it’s a prime example of Protestant elegance and thrift given architectural 
form. “Haunted with the memory of historic characters and events,” as another passage put it, the 
building was a keystone in the legacy of the Deering and Preble families and their work.
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As time passed, the “Free Church Without Creed” could not be sustained as a house of 
worship, as Unitarians concentrated on the First Parish site and allowed the Chapel to find other 
uses. In 1981 it became home to Preble Street Resource Center, (today known simply as Preble 
Street,) and ever since the location has been home to a nonprofit dedicated to serving youth and 
families in need. 

What the Chapel Means


For residents of the Bayside and Parkside neighborhoods, working-class locales which have 
received relatively little attention from preservationists, Preble Chapel ranks highly among the quiet 
spots of unassuming heritage and beauty among our streets. Exactly 100 years ago, a journalist wrote 
of the site: “In the very heart of the city’s tumult, there is something about the secluded quietness of 
the place which makes one forget the surging life of the present.” It’s just as true today. I, like many 
nearby residents, have walked past this historic structure hundreds, if not thousands of times. While 
its proximity to stretches of seedy roads has dampened its charm, it would be terrible to let one of 
this area’s few gems become the victim of such circumstances. The surrounding neighborhoods are 
among the most diverse and humble of any remaining on the peninsula, and they deserve the same 
degree of consideration as more fashionable neighborhoods on Munjoy Hill or the West End.

Ordinance Basis


While arguments could be made along many vectors for the landmark-worthy nature of 
Preble Chapel, I believe the following two criteria most closely align with the building’s 
characteristics:

I. 17.4.1.A.1 - Its value as a significant example of the cultural, historic, architectural, 
archaeological, or related aspect of the heritage of the City of Portland, State of 
Maine, New England region, or the United States.

As Preble Chapel sits at the intersection of two major and historic roads, Cumberland and 
Preble, so too it sits at the intersection of many aspects of our heritage. As part of the Unitarian 
heritage of Portland’s, and indeed New England’s culture, as representing the Yankee values of 
simplicity and craftsmanship, as one of the last entries into the Deering and Preble families’ 
contributions to Portland’s built environment, and much more. It’s a humble, vernacular, and 
quintessentially Portland  site.

II. 17.4.1.A.3 - I Its identification with a person or persons who significantly contributed 
to the cultural, historic, architectural, archaeological, or related aspect of the 
development of the City of Portland, State of Maine, New England region, or the 
United States.

But even more keenly than it represents such broad strokes of our heritage, it also evokes the 
name of Mary Preble (née Deering), one of the most important and famous women in Portland’s 
history. Born in the city back when it was still called Falmouth, when it was still a territory of the 
British Crown, not only was Mary a formidable personality and representative in her own right, she 
also married Commodore Edward Preble, one of the most important figures in American naval 
history and an icon of Portland’s heritage. 
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Ms. Preble’s legacy in Maine is rich and varied, but this building, Preble Chapel, was arguably 
her final act of philanthropy. She died the very same year it was commemorated. If any one site was 
to serve as a memorial to this great lady, the Preble Chapel would constitute a compelling candidate.

Conclusion

Given these facts, (which I, again, stress represents only a limited foray into the sources,) I 
believe that Preble Chapel ought to be considered for the designation of landmark. While I’m very 
much open to countervailing arguments, I am convinced that the conversation is one which we 
ought to have.
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17  HISTORIC PRESERVATION 
 
17.1 PURPOSE  
The purpose of this article is to promote the 
educational, cultural, economic, and general welfare 
of the City of Portland by: 
A. Creating a mechanism to identify, preserve and 

enhance distinctive areas, sites, structures, and 
objects that have historic, cultural, 
architectural, and archaeological significance. 

B. Providing a resource of information and 
expertise to help those interested in 
rehabilitation or new construction in a district 
or restoring a landmark. 

C. Applying review standards in a reasonable and 
flexible manner to prevent the unnecessary loss 
of the community's historical features and to 
ensure compatible new construction and 
rehabilitation in historic districts while not 
stifling change and development or forcing 
modern recreations of historic styles. 

D. Fostering civic pride in the city's history and 
development patterns as represented in such 
distinctive areas, sites, structures, and objects. 

E. Protecting and enhancing neighborhood 
character. 

F. Stabilizing and improving the values of 
designated properties and areas. 

G. Protecting and enhancing the attractiveness of 
the city to its home buyers, home owners, 
residents, tourists, visitors, businesses and 
shoppers. 

H. Fostering and encouraging preservation, 
restoration, and rehabilitation that respects the 
historic, cultural, architectural, and 
archaeological significance of distinctive areas, 
sites, structures, and objects. 

 

17.2 DEFINITIONS 
Alteration. Any act or process requiring a building 
permit and any other act or process not requiring a 
building permit but specifically listed in this article 
as a reviewable action, including without limitation 
the repair, reconstruction, demolition, or relocation 
of any structure or object, or any part of a structure 
or object. 
 
Certificate of Appropriateness. A certificate 
issued by the Planning Authority evidencing 
approval of specific plans for alteration of a 
structure, site, or designated historic landscape or 
new construction on a site in accordance with this 
article. 
 
Certificate of Economic Hardship. A certificate 
issued by the Planning Authority evidencing a 
hardship variance approved by the Zoning Board of 
Appeals in accordance with Article 2. 
 
Certificate of Non-Applicability. A certificate 
issued by the Planning Authority evidencing a 
determination that specific plans for alteration of a 
structure, site, or designated historic landscape or 
new construction on a site do not require approval 
under this Article. 
 
Contributing. A classification applied to a site, 
structure, or object within a historic district 
signifying that it contributes generally to the 
qualities that give the historic district cultural, 
historic, architectural, or archaeological significance 
as embodied in the criteria for designating a historic 
district. 
 
Demolition. Any act or process that partially or 
totally destroys a structure or object. 
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District. A historic district or historic landscape 
district. 
 
Historic district. A geographically definable area 
possessing a significant concentration, linkage, or 
continuity of sites, buildings, structures, or objects 
united historically or by past events or aesthetically 
by plan or physical development. A district may also 
comprise individual elements separated 
geographically but linked by association or history. 
 
Historic landscape district. A geographically 
definable area possessing a significant 
concentration, linkage, or continuity of landscape 
components which are united by human use and 
past events or aesthetically by design, plan or 
physical development.  
 
Historic Resources Design Manual. A manual 
including guidelines for meeting historic 
preservation ordinance review standards and other 
information.  

 
Landmark.  Any property, site, structure, or object 
of particular historic, architectural, or 
archaeological significance to Portland, the State of 
Maine and/or the United States relating to its 
cultural, social, economic, political, or architectural 
heritage, or which is associated with historic 
persons, important events or themes in local, state, 
or national history. 

 
New construction. The adding to a structure by an 
addition, the erection or placement of any new 
structure on a lot or property, or the 
comprehensive redesign/renovation of an existing 
structure. 
 

Noncontributing. A classification applied to a site, 
structure, object, or portion thereof, within a 
historic district signifying that: 1) it does not 
contribute generally to the qualities that give the 
historic district cultural, historic, architectural, or 
archaeological significance as embodied in the 
criteria for designating a historic district; 2) was 
built within 50 years of the date of district 
designation unless otherwise designated in the 
historic resources inventory; or 3) where the 
location, design, setting, materials, workmanship, 
and association have been so altered or have so 
deteriorated that the overall integrity of the site, 
structure, or object has been irretrievably lost.  A 
portion of an otherwise contributing or landmark 
structure may be determined by the Historic 
Preservation Board to be non-contributing if it 
meets one or more of the above conditions. 
 
Object. Anything constructed, fabricated, or 
created, the use of which does not require 
permanent or semi-permanent location on or in the 
ground. 
 
Ordinary maintenance. Acts of maintenance or 
repair which do not include a change in the design, 
material, or outer appearance of a structure, 
including without limitation repainting, replacement 
of materials or windows of the same scale, texture 
and color, and landscaping other than within an 
historic landscape district. 
 
Preservation.  The act or process of applying 
measures necessary to sustain the existing form, 
integrity, and materials of an historic property.  
Work, including preliminary measures to protect 
and stabilize the property, generally focuses upon 
the ongoing maintenance and repair of historic 
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materials and features rather than the extensive 
replacement and new construction.   
 
Rehabilitation.  The act or process of returning a 
property to a state of utility through repair or 
alteration which makes possible an efficient 
contemporary use while preserving those portions 
or features of the property which are significant to 
its historical, architectural, and cultural value.  
 
Relocation. Any removal or relocation of a 
structure on its site or to another site. 
 
Restoration. The act or process of accurately 
depicting the form, features, and character of the 
property as it appeared at a particular period of 
time by means of the removal of features from 
other period in its history and reconstruction of 
missing features from the restoration period.   
 
Site.  The location of a significant event, an 
archaeological site, a landscape or traditional 
cultural property, or a building or structure, 
whether standing, ruined or vanished, where the 
location itself maintains historical or archaeological 
value regardless of the value of any existing 
structure. 
 
17.3 ADMINISTRATIVE PROCEDURES  
17.3.1 Costs 
A. Any project may be subject to fees as 

established by the City Council to cover 
administrative costs and the costs of Historic 
Preservation Board review.  Applicants shall 
also pay a fee to cover the professional and 
administrative costs for analysis associated with 
project review, including but not limited to 
planning, legal, or other services.  The fee shall 

be based on the hours of review and 
processing time and prevailing hourly rate for 
reimbursement of City costs.  The City shall 
periodically invoice the applicant for such costs 
incurred by the City, which invoice shall be paid 
promptly by the applicant.   

B. Every applicant shall bear the entire expense of 
giving notice by mail and publication in 
accordance with this article. 

C. No Certificate of Appropriateness, building, 
demolition, or other permit shall issue until all 
current charges due under this article have 
been paid.  The balance of any remaining 
review and administrative costs invoiced or 
incurred after a permit has been issued shall be 
paid in full by the developer prior the issuance 
of any temporary or permanent certificate of 
occupancy. 

 
17.3.2 Notice of public meeting 
A. For all Certificate of Appropriateness 

applications that are subject to Historic 
Preservation Board review, the applicant shall 
be responsible for posting a notice of public 
meeting sign on the property where the 
development is to occur.  The dimensions, 
construction, and content of the sign shall be in 
accordance with standards established by the 
Planning Authority. 

B. The sign shall be posted at least 10 days prior 
to the public workshop or hearing date, and 
shall be removed from the site no more than 
three days following the date of the meeting.   

C. Once the required notice of public meeting 
signage is posted, the applicant shall submit a 
completed certification of posting form to the 
Planning Authority. 
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D. In the event that a required notice of public 
meeting sign is knocked over or made illegible, 
it shall be the responsibility of the applicant to 
promptly reset or replace the sign, though 
failure to do so shall not invalidate the review.  
 

17.3.3 Notices and public comment 
A. Except as provided in Subsection 17.7.5, notice 

of proceedings upon any application for a 
Certificate of Appropriateness shall be given 
only when the proposed activity otherwise 
constitutes major site plan. Notice of such 
proceedings also shall be furnished to any 
persons interested in historic preservation who 
have registered with the Planning Authority, 
and to the Historic Preservation Board and/or 
the Planning Board when the proceeding is 
pending before a different body. The failure to 
give any notice required by this article shall not 
affect the validity of any action taken. 

B. The Historic Preservation Board, the Planning 
Board, the Board of Appeals, and the City 
Council shall each invite public comment at a 
public meeting in accordance with their 
respective rules, prior to any final action being 
taken under this article. 

C. The Planning Authority shall advise the Historic 
Preservation Board and the Planning Board of 
any demolition permit application received by 
the Planning Authority as to structures or 
objects that have been classified as 
noncontributing within nominated or 
designated districts, but there shall be no 
Historic Preservation Board review of such 
permit applications. 

 
 

17.4 CATEGORIES AND CRITERIA FOR 
DESIGNATION 

17.4.1 Minimum criteria for designation 
A. The Historic Preservation Board shall limit its 

consideration to the following criteria in 
making a determination on a proposed 
nomination of an area, site, structure, or object 
for designation by ordinance as a landmark or 
district: 
1. Its value as a significant example of the 

cultural, historic, architectural, 
archaeological, or related aspect of the 
heritage of the City of Portland, State of 
Maine, New England region, or the United 
States. 

2. Its location as a site of a significant historic 
or prehistoric event or activity which may 
have taken place within or which involved 
the use of any existing structure on the 
property. 

3. Its identification with a person or persons 
who significantly contributed to the 
cultural, historic, architectural, 
archaeological, or related aspect of the 
development of the City of Portland, State 
of Maine, New England region, or the 
United States. 

4. Its exemplification of a significant 
architectural type, style, or design 
distinguished by innovation, rarity, 
uniqueness, or overall quality of design, 
detail, materials, or craftsmanship. 

5. Its identification as the work of an 
architect, designer, engineer, or builder 
whose individual work is significant in the 
history or development of the City of 
Portland, the State of Maine, the New 
England region, or the United States. 
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6. Its representation of a significant cultural, 
historic, architectural, archaeological, or 
related theme expressed through 
distinctive areas, sites, structures, or 
objects that may or may not be 
contiguous. 

B. In the case of a nominated historic district, the 
Historic Preservation Board shall also 
determine whether there is an interrelationship 
of resources within it which creates an 
identifiable entity, even if composed of a wide 
variety of resources. A district must convey a 
visual sense of the overall historic environment 
or be a grouping of historically or functionally 
related properties. A historic district can 
comprise both individually distinctive historic 
resources and historic resources that may lack 
individual distinction but which contribute to 
the significance and visual character of the 
district as a whole.  

C. In the case of a nominated historic landscape 
district, the Historic Preservation Board shall 
also consider its significance as a geological, 
natural, or designed landscape associated with 
the development, heritage, or culture of the 
City of Portland, State of Maine, New England 
region, or the United States. 

D. The Planning Board and City Council shall apply 
the criteria of (A), (B), and (C) above as well as 
historic preservation goals included in the 
Comprehensive Plan, but shall also consider the 
effect of such designation on other aspects of 
the Comprehensive Plan of the City. 

 
17.4.2 Integrity of landmarks and historic 

districts 
Any area, structure, or object that meets the criteria 
in Section 17.4.1 must also have sufficient integrity of 

location, design, condition, materials, and 
workmanship to make it worthy of preservation or 
restoration. 
 
17.4.3 Designation of historic landscape districts 
An historic landscape district may be nominated 
and considered for designation only if the entire 
area of the district is owned by a unit of federal, 
state, or local government, or any combination of 
such ownership. 
 
17.5 NOMINATION, CONSIDERATION AND 

DESIGNATION 
17.5.1 Procedure 
The provisions of this section shall govern the 
nomination, consideration, and designation of 
landmarks and districts. 
 
17.5.2 Initiation of nomination 
A. Nomination of an area, site, structure, or object 

for consideration of designation as a landmark, 
historic district, or historic landscape district 
shall be submitted to the Planning Authority by 
the following: 
1. Any two members of the Historic 

Preservation Board on their own initiative, 
by written notice to the Planning 
Authority, or  

2. By written petition of any owner, in the 
case of a landmark, or 

3. By written petition of one or more owners 
of affected property in the case of a 
district, provided two members of the 
Historic Preservation Board must sponsor 
the petition. 

B. A nomination shall be completed and filed with 
the Planning Authority with all required 
signatures for the nomination to be pending. 
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C. Upon nomination, the Planning Authority shall 
notify the owner or owners of the nomination 
and shall transmit the nomination to the 
Historic Preservation Board for its preliminary 
consideration at a scheduled meeting, which in 
no event shall be held later than 60 days 
following nomination. 

D. If documentation and analysis that is necessary 
for the consideration of a given designation has 
not been provided at the time of nomination, 
such documentation shall be completed prior 
to further consideration by the Historic 
Preservation Board of the nominated landmark, 
district, or historic landscape.   

E. At any time after a complete nomination is filed 
for an historic district, the owner of a structure 
who seeks a permit for demolition may apply to 
the Historic Preservation Board for a 
determination that the structure to be 
demolished is noncontributing and eligible for a 
demolition permit. The determination of the 
Historic Preservation Board that the structure 
is eligible for a permit shall be conclusive. 

 
17.5.3 Notification of nomination and public 

hearing 
A. A public hearing on the nomination shall be 

held by the Historic Preservation Board 
following one or more preliminary workshops 
of the Historic Preservation Board. 

B. The hearing shall be conducted in accordance 
with procedures adopted by the Historic 
Preservation Board. The Historic Preservation 
Board shall consider all testimony or evidence 
relating to the designation criteria in Section 
17.4 from any person who makes written 
submissions or appears at the public hearing. 
The owner of a nominated landmark or of 

property within a nominated district shall be 
allowed reasonable opportunity to present 
testimony or evidence concerning the 
applicability of the designation criteria in 
Section 17.4. 

 
17.5.4 Recommendation by Historic Preservation 

Board 
A. Within 45 days following the close of the public 

hearing, the Historic Preservation Board shall 
make recommendation to the City Council in 
the case of a landmark, or to the Planning 
Board in the case of a district, upon the 
evidence as to whether the nominated 
landmark or district meets the criteria for 
designation in Section 17.4. Such 
recommendation shall be approved by at least 
four members of the Historic Preservation 
Board and shall be accompanied by a report to 
the City Council and/or Planning Board 
containing the following information: 
1. Explanation of the significance or lack of 

significance of the nominated landmark or 
district as it relates to the criteria for 
designation. 

2. Explanation of the integrity or lack of 
integrity of a nominated landmark or 
historic district. 

3. Proposed design guidelines for review of 
alteration or construction may be 
recommended. The specific design 
guidelines may provide explanation by text 
and/or schematic examples of visual 
compatibility for purposes of complying 
with Section 17.8. 

4. Relationship of the nominated landmark or 
district to the ongoing effort by the 
Historic Preservation Board to identify and 
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nominate areas, sites, structures, and 
objects that meet the criteria for 
designation. 

5. A map showing the location of the 
nominated landmark and/or the 
boundaries of the nominated district. 

6. A list, including the address, of every site, 
structure, and object in each nominated 
historic district indicating their degree of 
cultural, historic, architectural, or 
archaeological significance by classification 
as a landmark, contributing, or 
noncontributing,  

B. Where a motion either in favor of a 
recommendation or in opposition to a 
recommendation results in a vote of fewer than 
four members, the item shall automatically be 
tabled to the next regularly scheduled meeting. 

 
17.5.5 Notification of Historic Preservation 

Board recommendation 
A. The recommendation of the Historic 

Preservation Board, including a copy of the 
report, shall be transmitted to the City Council 
in the case of a landmark and to the Planning 
Board in the case of a district. Notice of the 
recommendation shall be sent by mail to the 
owner of a nominated landmark and to all 
owners within a nominated district within 14 
days following adoption of the 
recommendation and report. 

B. If the recommendation of the Historic 
Preservation Board is that the property or 
district not be designated, the nomination 
process shall terminate and no new nomination 
shall be submitted for the identical property or 
area for a period of one year from the date of 
termination, except upon a showing of 

substantial and material newly discovered 
information. 
 

17.5.6 Determination by Planning Board 
A. The Planning Board, upon receipt of a 

recommendation and a report from the 
Historic Preservation Board concerning 
nomination of a district, may hold one or more 
workshops pursuant to the provisions of Article 
2. After review of the Historic Preservation 
Board recommendation and report, the 
Planning Board shall hold a public hearing. 

B. All meetings, hearings, and deliberations of the 
Planning Board to consider the 
recommendation and report of the Historic 
Preservation Board shall be held in conformity 
with Article 2. 

C. The Planning Board may request the chair of 
the Historic Preservation Board, or a member 
designated by the chair, to appear at any 
meeting, hearing or deliberation to explain any 
recommendation or report. 

D. A public hearing shall be scheduled within 30 
days of the Planning Board’s final workshop.  At 
the conclusion of the public hearing, the 
Planning Board shall make its final 
determination including written findings as to 
whether the nominated district meets the 
criteria for designation in Section 17.4. A copy 
of the determination of the Planning Board 
shall be sent by regular mail to all owners within 
a nominated district within 14 days following 
the determination. 
 

17.5.7 Planning Board recommendation to City 
Council 

The recommendation of the Planning Board 
regarding a nominated district shall be filed with the 
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City Clerk within 14 days. It shall be accompanied by 
a copy of the report and recommendation of the 
Historic Preservation Board, including any specific 
proposed design guidelines applicable to the 
nominated landmark or district. The 
recommendation of the Planning Board may include 
proposed changes in other City ordinances, policies, 
infrastructure, or recommendations with respect to 
the Comprehensive Plan of the City relating to the 
proposed designation. 
 
17.5.8 Action by City Council 
A. Within 60 days after the filing of a Planning 

Board recommendation, or Historic 
Preservation Board recommendation in the 
case of a landmark, on the nomination with the 
City Clerk pursuant to Section 17.5.6, the City 
Council shall designate the landmark or district 
or reject designation. Any designation may 
include specific design guidelines for the 
designated landmark or district. 

B. Designation of a district shall be accompanied 
by a list, including the address, of every site, 
structure and object in the district.  Every site, 
structure, or object shall be assigned a 
classification of landmark, contributing, or 
noncontributing, indicating their degree of 
cultural, historic, architectural, or 
archaeological significance. This list may be 
amended thereafter by the City Council upon 
recommendation from the Historic 
Preservation Board and Planning Board under 
the same procedures as set forth above. Where 
there are no express findings by the City 
Council in the designation ordinance, there 
shall be a presumption that the City Council 
found that all requirements of Section 17.4 
were met. 

C. Notice of the proposed action of the City 
Council shall be provided by mail to the 
nominator and the owner of the nominated 
landmark and/or of all properties adjacent 
thereto prior to City Council action.  

D. Notice of City Council action to the same 
persons shall be sent within 14 days following 
the City Council action. A copy of each 
designation and any design guidelines shall be 
sent to the Planning Board, the Historic 
Preservation Board, and the Planning Authority.  

E. A complete schedule of all landmarks and 
districts, including design guidelines and a 
listing of landmark and contributing structures, 
shall be maintained by the Planning Authority 
and shall be available online or for public 
inspection and copying during ordinary 
business hours. 

 
17.5.9 Amendment or rescission of designation 
Amendment or rescission of any designation shall 
be upon the request of a person or persons 
authorized to nominate the property or properties 
affected, or upon request of the City Council, and 
shall follow the procedure set forth in Section 17.5 
for designation. The City Council may rescind or 
amend a designation only after all of these 
procedures have been followed. The standards for 
rescission or amendment applied by the Historic 
Preservation Board, Planning Board, and City 
Council shall be limited to those provided in 
Subsections 17.4.1(A) and (B) and Subsection 17.4.2. 
Amendments may include reclassification of a 
portion of a contributing property to 
noncontributing status, refinement or correction of 
design guidelines, maps, and other parts of any 
designation.  
 

Page 18



 
 

HISTORIC PRESERVATION 
 

CITY OF PORTLAND LAND USE CODE   |   17-9 

17.5.10 Time limits 
If any time limit in the nomination and designation 
process as provided in Sections 17.4 or 17.5 is not 
met, the validity of any designation and the interim 
protection provided by Section 17.6 shall not be 
affected, provided the Historic Preservation Board, 
Planning Board or City Council announce the delay 
and the basis for such in a public meeting, as well as 
the date to which the matter will be rescheduled. 
 
17.6  INTERIM PROTECTION FOR NOMINATIONS 
17.6.1 Nominated landmarks and districts 
A. From the time of nomination until the Historic 

Preservation Board acts upon such nomination, 
a site, structure, object or area nominated but 
not yet designated as a landmark or district 
shall be subject to all of the provisions of 
Sections 17.9 and 17.10 governing demolition 
and minimum maintenance, to the same extent 
as if designated. Upon final action of the 
Historic Preservation Board recommending 
designation, the site, structure, object, or area 
nominated shall be subject to all of the 
protections of this article until a final decision 
on designation by the City Council becomes 
effective. If the City Council rejects designation 
or fails to designate a property, that property 
shall no longer be subject to the provisions of 
Sections 17.9 and 17.10 of this article. 

B. Alteration or new construction commenced 
pursuant to a building permit issued prior to 
nomination shall not require a Certificate of 
Appropriateness, unless such permit has 
expired, been canceled or revoked. No project 
for which any application is pending and which 
has received substantive review by the Planning 
Board prior to nomination shall be affected by 
nomination. Substantive review, as used in this 

paragraph, shall include workshop review of any 
completed application under Article 14 and 
Article 15 of the Land Use Code. 
 

17.6.2 National Register of Historic Places 
Upon notice to the City that a property or area has 
been listed in the national register after the 
adoption of this article, a nomination shall be 
deemed submitted to the Historic Preservation 
Board for designation of such property or area as a 
landmark, historic district, or historic landscape 
district under this article, and the procedures of 
Section 17.6 shall be applicable thereto. 
 
17.6.3 Properties eligible for listing on national 

register or for local designation 
A Certificate of Economic Hardship shall be 
obtained prior to demolition of any structure which 
has not been designated in accordance with this 
article but which has been determined by the Maine 
Historic Preservation Commission as eligible for 
listing in the National Register of Historic Places 
under the criteria established by 16 U.S.C. Section 
470(a) or its successor statute and/or regulations 
made thereunder or which has been determined to 
be eligible for local listing under the criteria for 
designation of this article. The determination of 
eligibility for listing shall be made by the Planning 
Authority, which may refer such a determination to 
the Historic Preservation Board, and by the Board 
of Appeals if an appeal is taken. Upon determination 
of eligibility, the structure so determined shall also 
be subject to the provisions of Section 17.10 until a 
final decision by the City Council on designation 
becomes effective. If the City Council rejects 
designation or fails to designate a structure which 
has been determined to be eligible under the terms 
of this section, that structure shall no longer be 
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June 11, 2024 

 

Portland Historic Preservation Board  

Portland City Hall  

389 Congress Street  

Portland, ME 04101 

hp@portlandmaine.gov  

 

Re: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark 

 

Dear Chair O’Brien and Members of the Board: 

 

We write on behalf of the Board of Trustees of Youth and Family Outreach (YFO) to request that 

the Historic Preservation Board choose not to nominate the Preble Chapel at 331 Cumberland 

Avenue as a Historic Landmark.  

 

Designating Preble Chapel as a Landmark will prevent YFO from constructing 60 

affordable apartments for area families and an early childhood education center that would 

support 110 children, at least 60% of which will be from low-income families.  It would also 

put YFO in the impossible situation of having to preserve the building but unable able to 

seek tax credits for renovations because the Chapel has been deemed ineligible for listing 

on the National Register of Historic Places by the Maine Historic Preservation 

Commission.   

 

YFO committed to pursuing construction of a new affordable housing and childcare center at 331 

and 337 Cumberland in 2018 in furtherance of its mission.  YFO is the current form of the Portland 

Ministry at Large—the non-profit organization founded in 1843 that Mary Deering Preble sought 

to support through her donation of 331 Cumberland.  We continue to steward the non-profit’s 

original endowment (including the 331 Cumberland parcel) in furtherance of the non-profit’s 

founding mission today.  Demolishing the Preble Chapel is not our first choice, but it is the best 

option that allows YFO to honor its founding mission—and Mary Deering Preble’s legacy—of 

serving the critical needs of the Portland community. 

 

Launching a Landmark nomination process will stall YFO’s progress, endangering YFO’s 

ability to move forward with its plan to meet the critical affordable housing and childcare 

needs of the Portland community.  The process itself will endanger YFO’s MaineHousing 

application, resulting in the loss of $750,000 in ARPA funding plus $515,000 in Senate 

earmarks already dedicated to this project.  A successful Landmark nomination would 

make it difficult for YFO to continue operating from the Preble Chapel into the future given 

the condition of the building and the need for renovations.  

 

* * * 
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I. Mary Deering Preble’s Gift:  The Preble Parcel (331 Cumberland) 

 

Mary Deering Preble’s gift was the parcel on which the Preble Chapel sits.  She gave that parcel 

to the Portland Ministry at Large (the Ministry) with the express condition that it be used to serve 

the poor.  The Ministry was founded in 1846 by an insightful group of engaged citizens.  According 

to its by-laws, the Ministry was established to “promote the religious and temporal improvement 

and condition of the poor and depressed portion of the community.”  The Ministry’s membership 

included such famous Portland names as Longfellow, Cummings, Noyes, Stevens, and Payson.   

 

At the time of the Ministry’s founding, Ms. Preble owned a large tract of land in what is now 

downtown Portland.  Ms. Preble was the widow of Commodore Edward Preble and daughter of 

Nathaniel Deering, a prominent Portland ship builder.  The Preble land stretched from the Preble 

mansion1 at the corner of Congress Street and Preble Street into the Back Cove area, including 

what is now Deering Oaks Park.  Ms. Preble conveyed (for a dollar) a portion of her back yard to 

the Ministry to further its mission of serving the poor.   

 

The original 331 Cumberland deed from Ms. Preble to the Ministry2 reads in part:  

 

Provided however and this deed is upon the express condition, Viz. That 

said Trustees shall within two years from this date erect in said land a 

Chapel for the benefit of the Poor under the charge of said Ministry at 

Large and further that the land hereby conveyed shall be used for no other 

purpose than that mentioned above . . . . 

 

In 1851, Ms. Preble executed a second deed3 revising the original to clarify that the Ministry may 

use the Preble Parcel for any purpose, as long as its use serves the Ministry.  That second deed 

provides:   

 

And whereas it was not and is not my intention that said Trustees [of 

the Portland Ministry at Large] should be deprived of the privilege of 

using said lot and the building to be erected thereon by them for other 

proper purposes, by which the funds and the objects of said Ministry 

may be aided and advanced.   

 

Now know all men by these presents, that I, said Mary Preble . . . release 

and quit Claim unto the said Trustees and their survivors forever, the 

restrictions contained in the provision or condition aforesaid, Viz “that said 

land shall be used for no other purpose than that mentioned above.”  So 

far as to permit, authorize and enable said Trustees to use, occupy or 

let said land and the buildings to be erected thereon, for such 

purposes as they may think suitable and proper, which may be 

beneficial or profitable to said Ministry.   

 
1 The Preble mansion was torn down in 1923 to make way for the Time and Temperature building.   
2 See the full text of Ms. Preble’s original deed (Attachment 1).   
3 See the full text of Ms. Preble’s second deed (Attachment 1). 
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As plainly stated in the second deed, Ms. Preble’s intent in conveying the Preble Parcel to the 

Ministry was to advance the organization’s mission for the benefit of the poor.  The women of First 

Parish Church (located at 425 Congress Street)—not Mary Deering Preble—raised the bulk of 

the funds necessary for construction of the Preble Chapel, which was officially dedicated on 

October 29, 1851. 

 

II. Mary Deering Preble’s Legacy  

 

A wide variety of social services have been provided from the Preble Parcel since Mary Deering 

Preble’s conveyance to the Ministry in 1851.  These endeavors were all funded by members of 

the Ministry: 

 

● In 1853, the Ministry opened the “Adult Learning School,” the first official adult evening 

school in the State of Maine.   

● The Pride Training School commenced its work supporting and educating intellectually 

disabled children in 1951.   

● The chapel closed as a place of worship in 1977, and Preble Street opened a 25-bed 

shelter and ran a soup kitchen out of the building’s basement.  

● The Beacon Teen Center operated out of the building in the 1970s.   

● The Teen Adventure program opened in 1983.   

● Preble Chapel Childcare opened in 1986 in response to the rise in teen pregnancy.  Six 

babies of teenagers at Portland High School were cared for by four members of the First 

Parish Channing Knitting Circle.   

 

The Ministry officially changed its name to Youth and Family Outreach (YFO) in 1994, focusing 

on early childhood education.  Today YFO operates a full-day, licensed and nationally-accredited 

(by the National Association for the Education of Young Children) early childcare and education 

program for children six weeks to five years of age.   

 

YFO’s primary goal is to alleviate the effects of poverty and ensure that children are prepared to 

succeed in K-12 education and that care-givers can complete their education and enter the 

workforce.  Sixty percent of YFO’s childcare spots are prioritized for low-income families 

with parents who are working, in school, or in job training.  YFO maintains an active waitlist 

of over 300 children, demonstrating the clear need for high-quality early childhood 

education in Portland.  

 

YFO is ideally located in the heart of the Bayside neighborhood, where the organization is easily 

accessible to priority clients:  immigrant, homeless and teen parents.  Despite its high demand, 

YFO is committed to filling open childcare slots with families from the Maine Families program, 

the Chestnut Street Family Shelter, and students from Portland High School, which are all within 

a half mile of the facility.  Children receive three wholesome meals each day, and families have 

access to a wide variety of support and services through YFO’s knowledgeable staff and social 

work intern.    

 

As this history demonstrates, the organizations operating on, and the services offered from, the 

Preble Parcel have evolved over the years to meet the changing needs of Portland’s at-risk  
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populations.  The consistent goal, however, has always been to serve the condition of Mary 

Deering Preble’s original endowment—that the Preble Parcel be used to serve the needs of the 

poor.   

 

III. Demolishing the Preble Chapel is Necessary to Further Mary Deering Preble’s 

Legacy 

 

YFO’s Board of Trustees long explored ways the organization might expand to serve more 

children and families.  YFO officially acquired the adjacent property at 337 Cumberland Avenue 

(formerly Maria’s Restaurant) in 2019.  The goals of this acquisition were to honor Mary Deering 

Preble’s legacy and the roots of the non-profit's mission by responding to the two greatest present 

needs of our community:  high-quality childcare and affordable housing.   

 

YFO originally pursued a design that would have incorporated and preserved the Preble Chapel.  

That plan went out to bid in June 2022 and came back $6 million over budget.  Several factors 

contributed to this over-budget bid:  the astronomical inflation that our economy withstood during 

the COVID-19 pandemic, the lack of laborers and the increased cost of supplies.  The most 

complicated and financially-consuming aspect of this original design, however, was working 

around the Preble Chapel on the tight parcel of land in an urban setting and the cost and 

complication of necessary renovations to the Chapel.   
 

As responsible developers, YFO seeks to make its project sustainable, energy-efficient, and 

healthy for its inhabitants. The Preble Chapel makes this impossible to achieve.  Caring for under-

resourced children and families requires a building constructed of clean, safe materials.  The 

Chapel does not meet those requirements.  The Chapel contains lead and asbestos hazards, and 

YFO wants to do better for the children in our care.  The cost to rehabilitate the Chapel is 

exorbitant, and it is likely that it could not withstand the renovations necessary to bring it to current 

standards.  A new, state-of-the-art childcare center will further YFO’s mission of alleviating 

inequities in early childhood education.   

 

YFO decided to pursue a new project design that would involve demolition of the Preble Chapel.  

YFO submitted a Site Plan Review application to the Planning Board at the end of May 2024 to 

allow construction of this revised plan.  Planning Board approval is necessary to support YFO’s 

application to MaineHousing for Low Income Housing Tax Credit funding this fall.   

 

The Landmark nomination process hinders YFO from moving forward with its Planning Board 

approvals and MaineHousing funding application.  If the Preble Chapel were to be nominated as 

a Historic Landmark, YFO would have to abandon plans the organization has spent considerable 

resources developing since the purchase of 337 Cumberland in 2019.  A Landmark nomination 

would prevent YFO from furthering its mission–and Mary Deering Preble’s legacy–of 

meeting the critical needs of the Portland community. 
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IV. The Preble Chapel is Not Eligible for Listing in the National Register of Historic 

Places 

 

In 2023, the Maine Historic Preservation Commission (MHPC) concluded that the Preble Chapel 

is not eligible for listing in the National Register of Historic Places.4  This decision means that YFO 

is not eligible to receive historic preservation tax credits for renovation of the Preble Chapel.  

Nominating the Preble Chapel as a Portland Historic Landmark would therefore put YFO in 

an unfair double-bind, in which the City of Portland requires the building’s preservation, 

but YFO cannot pursue public monies (in the form of federal tax credits) to fund that work.   

 

The MHPC’s decision was based in part on the number of significant renovations to the Preble 

Chapel over the years to allow it to be used by the various organizations providing vital social 

services to the Portland community.  These renovations have removed interior indications of the 

building’s prior life as a chapel and significantly altered many exterior elements.  Below is a 

summary of the renovations that have been completed over the years:   

 

● 1899: Repairs and a refit were completed throughout the chapel.  

● 1924: An addition was added to the back of the chapel, called the Rotunda.  

● 1950s: Board and batten siding was replaced with stucco sometime in this era. 

● 1979: The lower level of the chapel was removed to be used as a shelter and soup 

kitchen, the pews and pulpit were removed, and the choir balcony was enclosed to make 

space for offices. 

● 2002:  Suspended ceiling was put in place on the upper level, and all windows on the 

upper level were replaced with vinyl encasement windows.  

● 2009:  Stucco replaced. 

● 2013:  Old sanctuary space was renovated to accommodate two preschool classrooms.  

● 2018:  Lower level renovated to accommodate a full commercial kitchen.  

● 2020:  Back stairs enclosed to meet childcare licensing requirements and fire code. 

 

A decision to decline nominating the Preble Chapel as a Portland Historic Landmark would be 

consistent with the MHPC’s decision.   

 

 * * *  

 

Mary Deering Preble deeded the land on which the Preble Chapel sits to the Portland Ministry at 

Large with the condition that it would always be used for the purpose of serving the poor.  If YFO 

is able to move forward with its proposed plan, this intent and the mission of the non-profit (which 

is grounded in Mary Deering Preble’s legacy) will be carried forth in an updated, energy-efficient 

building using materials that are both salubrious and sustainable.   

 

We therefore respectfully request that the Board elect not to nominate the Preble Chapel as a 

Historic Landmark.   

 

 
4 See the Maine Historic Preservation Commission’s Decision Letter (Attachment 2). 
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Thank you for your thoughtful attention to this matter.  

 

Respectfully submitted,  

 

YFO Board of Trustees 

 

Emily Dupraz, President (emily.dupraz@gmail.com)  

Kirsten Dargis, Vice President (kirsten.dargis@gmail.com)  

Brenda Norris, Secretary 

Benjamin Schwartz, Treasurer  

Melissa Cilley 

Thomas Marczak  

Owen Patrick  

Georgia Jenkins  

Amy Grommes Pulaski  

Eliav Bitan  

Emilie Swenson  

John Anderson  

James Watson  

Stephanie Garland 
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June 11, 2024 
 
Portland Historic Preservation Board  
Portland City Hall  
389 Congress Street  
Portland, ME 04101 
hp@portlandmaine.gov  
 
Re: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark 
 
Dear Chair O’Brien and Members of the Board:  
 
We are members of the Governing Board of First Parish Church, and we write to request that 
the Historic Preservafion Board decline to nominate Preble Chapel as a Historic Landmark.   
 
Construcfion of the Preble Chapel was originally made possible by the fundraising efforts of the 
women of First Parish to carry out Mary Deering Preble’s wish that her property be used in 
perpetuity to serve the needs of the poor.  We can think of no befter way to honor and preserve 
Madam Preble’s legacy than by allowing Youth and Family Outreach (YFO) move forward with its 
plan of construcfing a new affordable housing and childcare center at 331 and 337 Cumberland.   
 
First Parish shares a deep historical connecfion with the ongoing work to serve the needs of the 
community from 331 Cumberland.  Mary Deering Preble gifted the parcel on which the Preble 
Chapel sits (331 Cumberland) to the Portland Ministry at Large (the Ministry) with the express 
condifion that her gift of land be used to further the Ministry’s work of alleviafing the 
condifions of poverty.  The Ministry was unofficially formed from members of the two Unitarian 
Sociefies in Portland in 1844 for the purpose of organizing a missionary associafion.  In 1846, 
the Ministry officially formed with prominent leaders of First Parish at its helm, including 
Stephen Longfellow (the poet Longfellow’s father) and Rev. Ichabod Nichols.   
 
The Ministry—and members of First Parish—made it possible for the construcfion of the Preble 
Chapel in 1851 and for the social services that were provided out of the Preble Chapel.  The 
women of First Parish, the Channing Knifting Circle, raised the bulk of the funds necessary for 
construcfion of the Preble Chapel.  They also contributed the monies necessary to create the 
Ministry’s endowment, which YFO’s Board of Trustees stewards today in furtherance of the 
original non-profit’s founding mission of serving the needs of the local poor.   
 
Members of First Parish supported the Ministry’s work out of the Preble Chapel for over 130 
years—from the Ministry’s founding in the 1840’s through 1979, when the Ministry filed for 
non-profit status and became independent from First Parish.  The Preble Chapel housed many 
different social service programs that were all provided by the same non-profit organizafion 
over these years.  Consistent with Mary Deering Preble’s vision that 331 Cumberland Street be 
forever used to serve “the needs of the local poor,” the goal of this work was always to meet the 
community’s needs of the fime.     
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Preserving Portland’s historical buildings is a worthy goal.  In this case, however, that goal is in 
tension with YFO’s ability to maximize use of 331 Cumberland to provide services to meet the 
most crifical needs of today:  high-quality childcare and affordable housing.  As the current 
steward of the Ministry’s work, YFO has put forward a vision for the future of 331 Cumberland 
in keeping with Mary Deering Preble’s legacy that the property be used to serve the current 
“needs of the local poor.” 
 
We ask that the Board focus on preserving Mary Deering Preble’s legacy by declining to 
nominate the Preble Chapel as a Historic Landmark so that YFO can maximize use of 331 
Cumberland in service of the community.   
 
Thank you for your thoughfful considerafion of this mafter.   
 
Respecffully submifted,  
 
Carl Capello (carlcapello@gmail.com)  
Kathy Vezina (kathryn@vezina.us)  
Jake Kulaw (jkulaw62@gmail.com)  
Philip Ptacin (philipptacin@gmail.com)  
Emily Dupraz (emily.dupraz@gmail.com)  
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PO Box 17533, Portland, ME 04112 

11 June 2024 
 
RE: REQUEST TO NOMINATE 331 CUMBERLAND AVENUE (PREBLE CHAPEL) AS A 
LANDMARK 
 
Chair O’Brien and Members of the Historic Preservation Board, 

Greater Portland Landmarks conducted an inventory of West Bayside in 2000. In 2019 we expanded and 
updated that survey, documenting 448 primary structures in East and West Bayside, including entering 
them into MHPC’s Cultural & Architectural Resource Management Archive (CARMA). Attached is the 
survey of Preble Chapel. 

In addition to the survey forms, our organization also submitted a neighborhood context statement for 
Bayside. We would be happy to share any of the research and submission materials we have in support 
the nomination of Preble Chapel. 

We urge you to take up the nomination initiated by Ms. Keenan and to request that the additional research 
necessary for a nomination be undertaken.  

 

Thank you for considering our views, 
 

 
Carol De Tine 
Vice President of the Board of Trustees 
Greater Portland Landmarks 
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SURVEY MAP NO. __________ 

SURVEY NAME _________________________ 

 MHPC USE ONLY                 SURVEY ID ___________ 

                        
                                      

 INVENTORY NO. 
MAINE HISTORIC PRESERVATION COMMISSION 

Historic Building/Structure Survey Form 
1. PROPERTY NAME (HISTORIC): _____________________________________________________________________________________________ 

2. PROPERTY NAME (OTHER):    _____________________________________________________________________________________________ 

3. STREET ADDRESS: _______________________________________________________________________________________________________ 

4. TOWN: _______________________________________________ 5. COUNTY: ______________________________________________________ 

6. DATE RECORDED: ____________________                                      7. SURVEYOR: __________________________________________________ 

8. OWNER NAME: ________________________________________    9. ADDRESS: _____________________________________________________ 

10. PRIMARY USE (PRESENT): 
 ___ SINGLE FAMILY  ___ AGRICULTURE ___ COMMERCIAL/TRADE  ___ FUNERARY 
 ___ MULTI-FAMILY  ___ GOVERNMENTAL ___ EDUCATION   ___ HEALTH CARE 
 ___ INDUSTRY   ___ RELIGIOUS  ___ HOTEL   ___ LANDSCAPE 
 ___ TRANSPORTATION  ___ DEFENSE  ___ SUMMER COTTAGE/CAMP ___ SOCIAL 
 ___ RECREATION/CULTURE ___ UNKNOWN 
 ___ OTHER____________________________________________________________________________________________________ 

11. CONDITION:  ___ GOOD ___ FAIR  ___ POOR ___ DESTROYED, DATE ____________________ 

ARCHITECTURAL DATA 

12. PRIMARY STYLISTIC CATEGORY: 
 ___ GEORGIAN  ___ STICK STYLE  ___ 19TH/20TH C. REVIVAL  ___ MODERN/CONTEMPORARY 
 ___ FEDERAL  ___ QUEEN ANNE  ___ COMMERCIAL STYLE  ___ MINIMAL TRADITIONAL   
 ___ GREEK REVIVAL ___ SHINGLE STYLE ___ CRAFTSMAN   ___ RANCH 
 ___ GOTHIC REVIVAL ___ ROMANESQUE ___ ART DECO / MODERNE  ___ SPLIT LEVEL 
 ___ ITALIANATE  ___ NEO-CLASSICAL REV ___ INTERNATIONAL  ___ VERNACULAR 
 ___ SECOND EMPIRE ___ RENAISSANCE REV ___ OTHER__________________________________________________ 

13. SECONDARY STYLISTIC CATEGORY: 
 ___ GEORGIAN  ___ STICK STYLE  ___ 19TH/20TH C. REVIVAL  ___ MODERN/CONTEMPORARY 
 ___ FEDERAL  ___ QUEEN ANNE  ___ COMMERCIAL STYLE  ___ MINIMAL TRADITIONAL   
 ___ GREEK REVIVAL ___ SHINGLE STYLE ___ CRAFTSMAN   ___ RANCH 
 ___ GOTHIC REVIVAL ___ ROMANESQUE ___ ART DECO / MODERNE  ___ SPLIT LEVEL 
 ___ ITALIANATE  ___ NEO-CLASSICAL REV ___ INTERNATIONAL  ___ VERNACULAR 
 ___ SECOND EMPIRE ___ RENAISSANCE REV ___ OTHER__________________________________________________ 

14. HEIGHT: 
 ___ 1 STORY ___ 11/2 STORY ___ 2 STORY ___ 21/2 STORY ___ 3 STORY ___ 4 STORY 
 ___ 5 STORY ___ OVER 5 (__________) 

15. PRIMARY FACADE WIDTH (MAIN BLOCK; USE GROUND FLOOR): 
 ___ 1 BAY ___ 2 BAY ___ 3 BAY ___ 4 BAY ___ 5 BAY ___ MORE THAN 5 (__________) 

16. APPENDAGES: ___ SIDE ELL ___ REAR ELL ___ FRONT ___ ADDED STORIES ___ SHED 
  ___ DORMERS ___ PORCH ___ TOWER ___ CUPOLA  ___ BAY WINDOW 

PHOTOGRAPH: 

62

West Bayside

M16804

Preble Chapel

331 Cumberland Avenue

Portland Cumberland

Greater, Portland Landmarks6/14/2019
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17. PORCH: 
 ___ ATTACHED ___ ENGAGED  ___ ONE STORY  ___ MORE THAN ONE STORY 
 ___ FULL WIDTH ___ WRAPAROUND ___ SLEEPING PORCH ___ SECONDARY PORCH 

18. PLAN OR FORM 
 ___ HALL AND PARLOR ___ 1/2 CAPE ___ CAPE  ___ CENTRAL HALL ___ 2-STORY DOUBLE PILE 
 ___ SIDE HALL  ___ BACK HALL ___ IRREGULAR  ___ FOURSQUARE ___ BUNGALOW 
 ___ MOBILE HOME ___ MODULAR ___ OTHER __________________________________________________ 

19. PRIMARY STRUCTURAL SYSTEM: 
 ___ TIMBER FRAME ___ BRACED FRAME ___ BRICK ___ STONE  ___ BALLOON FRAME 
 ___ CONCRETE  ___ STEEL  ___ LOG  ___ PLANK WALL  ___ PLATFORM FRAME 
 ___ FRAME CONSTRUCTION - TYPE UNKNOWN ___ OTHER __________________________________________________ 

20. CHIMNEY PLACEMENT: 
 ___ INTERIOR ___ INTERIOR FRONT/REAR ___ CENTER ___ INTERIOR END ___ EXTERIOR 
 ___ OTHER __________________________________________________ 

21. ROOF CONFIGURATION:  
 ___ GABLE SIDE  ___ GABLE FRONT ___ HIP  ___ MANSARD  ___ FLAT 
 ___ GAMBREL  ___ PARAPET GABLE ___ SHED ___ CROSS GABLE 
 ___ COMPOUND  ___ OTHER __________________________________________________ 

22. ROOF MATERIAL: ___ WOOD ___ METAL ___ TILE  ___ SLATE ___ ASPHALT ___ ASBESTOS 

23. EXTERIOR WALL MATERIALS: 
 ___ CLAPBOARD ___ BRICK  ___ FLUSH SHEATHING ___ WOOD SHINGLE ___ STONE 
 ___ LOG  ___ PRESSED METAL ___ CONCRETE  ___ STUCCO  ___ ASPHALT 
 ___ GRANITE ___ ASBESTOS  ___ TERRA COTTA ___ BOARD AND BATTEN ___ ALUMINUM/VINYL 
 ___ OTHER __________________________________________________ 

24. FOUNDATION MATERIAL: 
 ___ FIELDSTONE ___ BRICK ___ WOOD ___ CONCRETE ___ GRANITE ___ ORNAMENTAL CONC. BLOCK  
 ___ OTHER __________________________________________________ 

25. OUTBUILDINGS/FEATURES: 
 ___ CARRIAGE HOUSE ___ FENCE OR WALL ___ CEMETERY   ___ BARN (CONNECTED) 
 ___ BARN (DETACHED)  ___ FORMAL GARDEN ___ LANDSCAPE/PLANT MAT ___ ARCHAEOLOGICAL SITE 
 ___ GARAGE  ___ OTHER __________________________________________________ 

HISTORICAL DATA 

26. DOCUMENTED DATE OF CONSTRUCTION: ____________________        27. ESTIMATED DATE OF CONSTRUCTION: ____________________ 

28. DATE MAJOR ADDITIONS/ALTERATIONS: ___________________________________________________________________________________ 

29. ARCHITECT: _____________________________________________  30. CONTRACTOR: _____________________________________________ 

31. ORIGINAL OWNER:   ____________________________________________________________________________________________________ 

32. SUBSEQUENT SIGNIFICANT OWNER: ________________________________________  DATES: ______________________________________ 

33. CULTURAL/ETHNIC AFFILIATION: 
 ___ ENGLISH  ___ FRENCH ACADIAN ___ NATIVE AMERICAN ___ SCOTTISH ___ FRENCH CANADIAN 
 ___ EAST EUROPEAN ___ IRISH  ___ OTHER  _____________________________________________________ 

34. HISTORIC CONTEXT(S): 
 ___ COMMERCE  ___ INDUSTRY  ___ TRANSPORTATION ___ AGRICULTURE ___ MILITARY 
 ___ RELIGION  ___ CIVIC AFFAIRS ___ RECREATION  ___ HABITATION  ___ EDUCATION 
 ___ ART, LIT, SCIENCE ___ SOCIAL 

35. COMMENTS/SOURCES: __________________________________________________________________________________________________ 

__________________________________________________________________________________________________________________________ 

36.  HISTORICAL DRAWINGS EXIST: ___ YES ___ NO 37. KIT HOUSE ___ YES ___ NO 38. PATTERN BOOK HOUSE ___ YES ___ NO 

ENVIRONMENTAL DATA 

39. SITE INTEGRITY:  ___ ORIGINAL ___ MOVED      DATE MOVED __________________________________________________ 

40. SETTING:  ___ RURAL/UNDISTURBED     ___ RURAL/BUILT UP ___ SMALL TOWN  ___ URBAN ___ SUBURBAN 

41. QUADRANGLE MAP USED: __________________________________________________ 

42. UTM NORTHING: ________________________________________  43. UTM EASTING: ________________________________________ 

44. FACADE DIRECTION (CIRCLE ONE): N               S               E                W               NE               NW               SE               SW 

=================================================================================================================== 
MHPC USE ONLY 
DATE ENTERED IN INVENTORY: ____________________ PHOTO FILE #: ____________________________________________________________ 

NR STATUS:       ___ L     ___ HD      ___ E     ___ NE     ___ ND     REVIEWER _________________________________________________________ 

DATA SOURCE: ___ HPF ___ CLG ___ R&C ___ STAFF ___ STATE SURVEY  OTHER _________________________ LEVEL OF SURVEY: __R __ I 

Portland West

5412725.75178065 -7821449.10503379

1851

Date from University of Southern Maine.
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Youth and Family Outreach creates opportunities that enhance independence and learning to 
support the quality of life for children, youth and families in Greater Portland 

 
 

331 Cumberland Avenue  Portland, Maine   04101 
Center: 207-874-1073; www.yfoutreachme.org 

 
June 11, 2024 
 
VIA EMAIL  
 
Portland Historic Preservation Board  
Portland City Hall  
389 Congress Street  
Portland, ME 04101 
hp@portlandmaine.gov  
 
Re: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark 
 
Dear Chair O’Brien and Members of the Board: 
 
For the last 24 years, the Preble Chapel has been my second home.  In fact, I have spent many more of my 
waking hours here than I have in my own home.  The chapel is the reason I accepted the position as 
director of the childcare program in March 2000.  I appreciated the warmth, hominess, history, and the 
quirks.  In my time with the non-profit, I have come to know the 178-year history intimately. Date, names, 
and significant events are at the ready, whenever someone asks for it.  For this reason, it was a painful 
realization that our endeavor to further the mission of the non-profit, a mission that was spearheaded in 
1846, would not be possible unless we removed the chapel.   
 
For 178 years, there has been one non-profit carrying out a multitude of services at 331 Cumberland 
Avenue.  Those services were decided upon based on the critical needs of the community at the time.  
Our non-profit, now called Youth and Family Outreach (YFO), is currently an early care and education 
program providing childcare and wrap around services to children ages 6 wks. to 5 years, and their 
families.   We do this with an intentional eye on diversity, equity and inclusion.  No less than 60% of our 
families are low-income, more than 50% of our children, families and staff are from an under-represented 
demographic, and we fully embrace our neighborhood, actively building relationships with our neighbors 
and working together to keep things safe.   
 
YFO is nationally accredited and maintains the highest level on Maine’s quality rating system for childcare 
programs.  It is our belief that children from all backgrounds deserve to have access to the highest quality 
learning environments.  In keeping with the roots of our mission, we purchased 337 Cumberland Avenue 
with the goal of addressing the need for more childcare and affordable housing.   
 
There has been an argument made that Bayside does not receive much attention in the way of 
preservation.  Another way to look at it is that preservation is not what Bayside needs.  What it needs is 
growth; an infusion of bright, new, energy efficient options for housing, childcare and community 
gathering.   In short, the nomination to place the Preble Chapel on the local register of landmarks, is not a 
good decision for our community. It is in direct contrast to the needs of our most vulnerable community 
members.   
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Youth and Family Outreach creates opportunities that enhance independence and learning to 
support the quality of life for children, youth and families in Greater Portland 

 
 

Should this nomination move forward, regardless of the outcome, it has the potential to effectively kill 
this project, and leave us with a building that we cannot afford to renovate, thereby forcing us to abandon 
carrying out the mission of the Portland Ministry at Large and the legacy of Mary Deering Preble in this 
location.  Even just the nomination process, regardless of outcome, could cause so much of an 
interruption that we will lose out on critical funding opportunities.  We are not within the city’s historic 
district, and the state of Maine has determined that the Chapel is not eligible for the historic register.   
 
The impact of your decision on Wednesday cannot be understated.   A co-nomination will put an already 
disadvantaged neighborhood at an even greater disadvantage by depriving it of this progress and change.  
With our waitlist of over 300 children and the need for over 9000 housing units in Portland, we urge you 
not to place this barrier in the path of our ability to respond to these needs.  I encourage you to take the 
long view.  In 10/20/50 years do we want a crumbling, toxic chapel on the corner of Cumberland and 
Preble, or do we want an environmentally efficient, thoughtfully designed, clean building shining as a 
beacon of hope on one of the most prominent corners in downtown Portland? 

 
 

 
Sincerely, 
 

 
Camelia Babson-Haley 
Executive Director 
Portland Resident 
 
Enc. Maine Historic Preservation Commission 
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Evan Schueckler <evans@portlandmaine.gov>

337 Cumberland Avenue
Rich Hooks Wayman <rich.hookswayman@voanne.org> Tue, Jun 11, 2024 at 11:57 AM
Reply-To: rich.hookswayman@voanne.org
To: "hp@portlandmaine.gov" <hp@portlandmaine.gov>

Dear Members of the City's Historic Preservation Commission,

I am a resident of Portland (51 Roaring Brook Road) and the director of several affordable housing programs in
Portland (VOA Northern New England).  I write to ask that you not designate 337 Cumberland Avenue as a
historical landmark property. 
 
On March 1, 2023, the Maine Historic Preservation Commission determined that the former Preble Chapel is not
eligible for listing in the National Register of Historic Places. 
 
The City of Portland's Historic Preservation Committee to NOT ADD the 337 Cumberland Avenue chapel building
as a historic landmark. This would hinder Youth and Family Outreach from redeveloping the site. The redevelopment
of this underutilized building will provide generations of positive impact as a new childcare center and affordable
housing.
 
As an existing childcare facility, Youth and Family Outreach currently has over 300 children on its waiting list for
childcare. Of their childcare families, 95% live in Portland and, at any given time, roughly 18% are unhoused. The
expansion of the childcare facility would allow YFO to serve 50 additional children.
 
The redevelopment will also build 60 new units of housing with 48 of those units rented to households earning 60%
AMI or less and 12 of those units rented to households earning 100% AMI or less. None of this will be possible if the
former Preble Chapel is nominated as a landmark. 
 
Portland's rental vacancy rate is less than 1% (Maine is second in the nation for having the lowest vacancy rate), more
than 50% of Maine renters are housing cost burdened (paying more than the Federal 30% of income on housing).
Creating more affordable housing in downtown Portland (near employment and public transportation) would be
wonderful.
 
Thank you for your consideration.

Sincerely,

   

Richard A. Hooks Wayman
President & CEO
VOA Northern New England
207-373-1140 (ext. 204) | 207-400-6070 (cell)
rich.hookswayman@voanne.org | www.voanne.org
Pronouns: he, him, his
Great Place to Work Certified TM 
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This transmission contains information that may be confidential. It has been prepared for the sole and exclusive use of the intended
recipient and on the basis agreed with that person. If you are not the intended recipient of the message (or authorized to receive it
for the intended recipient), you should notify us immediately; you should delete it from your system and may not disclose its
contents to anyone else. Thank you.
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Evan Schueckler <evans@portlandmaine.gov>

Public Comment on Request to Nominate 331 Cumberland Avenue (Preble Chapel)
as a Landmark
'Bourque, Michael' via Historic Preservation <HP@portlandmaine.gov> Tue, Jun 11, 2024 at 8:04 AM
Reply-To: mbourque@memic.com
To: "hp@portlandmaine.gov" <hp@portlandmaine.gov>

Good morning:

I am writing on behalf of the Board of Trustees of Youth and Family Outreach (YFO) to request that the
Historic Preservation Board vote against a proposal to nominate the Preble Chapel at 331 Cumberland
Avenue as a Historic Landmark. Designating Preble Chapel will prevent YFO from constructing 60
affordable apartments for area families and an early childhood education center that would support 110
children, at least 60% of which will be from low-income families.

This project is important to Portland and will help the organization to continue the mission set forth many
years ago by Mary Preble.

Michael Bourque
137 Noyes St.
Portland 

Confidentiality Notice | This e-mail message, including any attachments, has been sent from MEMIC and is for the sole use of the intended
recipient(s). It may contain information that is privileged or confidential. Any unauthorized review, use, disclosure or distribution is prohibited. If
you are not the intended recipient, you are asked not to distribute this message. If you are not the intended recipient, please delete it and
contact the sender by reply e-mail. Thank you.
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Evan Schueckler <evans@portlandmaine.gov>

Public Comment Re: Request to Nominate 331 Cumberland Avenue (Preble Chapel)
as a Landmark
Stephanie Calas <stephanie.calas777@gmail.com> Tue, Jun 11, 2024 at 12:00 PM
Reply-To: stephanie.calas777@gmail.com
To: hp@portlandmaine.gov

Stephanie Garland
130 Emery St, Apt 3
Portland, ME 04102

Re: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark

To the Historic Preservation Board of the City of Portland,

I am writing to urge you to not move forward with the nomination of the Preble Chapel at 331 Cumberland Ave as a
Historic Landmark in Portland. The expansion project that Youth and Family Outreach (YFO) has been pursuing for years
serves two of Portland's (and our State's) most critical needs: affordable housing and childcare.

Nominating the Preble Chapel will severely hinder and/or prevent our ability to move forward on this project, which will
add 50+ childcare seats and 60 housing units to our Portland community.

YFO continues to be committed to furthering its mission and the legacy of Mary Preble. If YFO is able to move forward
with its proposed plan, it will be a significant step forward to supporting two of Portland's most critical needs: affordable
housing, and childcare.

Regards,

Stephanie Garland
Member: YFO Board of Trustees
Portland, ME Resident
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Evan Schueckler <evans@portlandmaine.gov>

Public comment
Georgia Jenkins <georgia.fowler@gmail.com> Tue, Jun 11, 2024 at 12:00 PM
Reply-To: georgia.fowler@gmail.com
To: hp@portlandmaine.gov

RE: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark
 
To the Historic Preservation Board of the City of Portland:
 
I’m writing as a resident of Portland to strongly urge you not to move forward with the nomination of Preble
Chapel as a Landmark within Portland.
 
Youth and Family Outreach has a long history of operating community-centered services out of the Preble
Chapel, gifted to the organization by Mary Preble. I serve on the Board of Trustees of Youth and Family
Outreach (YFO), and both of my children, now school-age, attended YFO from infancy to pre-K.
 
Youth and Family Outreach currently has a waitlist of over 300 families looking for childcare and is pursuing
a path to expand capacity, adding more than 50 new childcare slots and 60 units of affordable housing.
 
The current building has severe limitations for students and staff, and the materials it was constructed with
are unhealthy (lead and asbestos). YFO must be able to rebuild and expand  the building in order to further
its mission and the legacy of Mary Preble.

Please do not move forward with this nomination.
Respectfully,

Georgia Jenkins
64 Homestead Ave.
Portland, ME 04103
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Evan Schueckler <evans@portlandmaine.gov>

written public comment - 337 Cumberland Ave, Portland - Determined NOT a historic
site
Graham Garland <ggkgarland@gmail.com> Tue, Jun 11, 2024 at 12:06 PM
Reply-To: ggkgarland@gmail.com
To: hp@portlandmaine.gov

Hello HP Commission, 

I am writing a written public comment to support the redevelopment of 337 Cumberland Ave. Portland is currently in a
housing crisis, and a childcare crisis. 

These two issues are paramount to the city's continued development and serving its citizens. Preventing progress on the
most important issues in the city is not where we need to be spending our time. 

We as the city, developers, childcare providers need to be helping solve these problems. 

I ask the City of Portland's Historic Preservation Committee to NOT ADD the 337 Cumberland Avenue chapel building as
a historic landmark. This would hinder Youth and Family Outreach from redeveloping the site. The redevelopment of this
underutilized building will provide generations of positive impact as a new childcare center and affordable housing.

The building has been previously renovated to adapt to this use, and has not maintained its historic use for many years.
Portland has 324 religious organizations and churches, I would welcome any other church in need of renovation to
support redevelopment and help solve two of the city's top problems at the same time. 
 
Cumberland county needs 10,000+ more units according to the State, and many more options for affordable childcare. 
 

Thank you for your consideration,

Graham Garland
130 Emery St, Portland ME
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Emilie Swenson 
6 Cornell St 

Portland, ME 04103 
 
 
June 11, 2024 
 
RE: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark 
 
To the Historic Preservation Board of the City of Portland: 
 
I’m writing to strongly urge you not to move forward with the nomination of Preble Chapel as a 
Landmark within Portland. The history of the land itself is a unique one that should be honored. 
Moving forward with this nomination hinders the beautiful intention of the property which is to 
serve those facing the greatest need in our community. Right now, Youth and Family Outreach is 
working incredibly hard to fulfil this historical mission in our present day by building something 
new that will be able to expand the organization’s reach to support two of Portland’s greatest 
needs: high quality childcare and safe, affordable housing. 
 
I am a member of the Youth and Family Outreach Board of Trustees and also a parent of an almost 
five year old who started at YFO when he was just three months old. We have been incredibly 
fortunate to have landed in such a high quality and wonderful center and have the experience of 
continuity over his entire early childhood years. This is rare these days due to the lack of available, 
affordable, and high-quality childcare options in Portland. To be able to expand this opportunity by 
bringing in 50+ new childcare seats for children will be an incredible benefit to our whole 
community, especially our low-income residents.  
 
To have the chance to design for our current social challenges and create something that will have 
long lasting impact on our community through nurturing our youngest members in a safe 
environment and building much needed affordable housing for families is one that we can’t 
continue to wait for.  
 
I urge you to consider the history of the land, the opportunity we have to meet the needs of our 
community now, and the chance to support YFO to fulfill its mission that will impact hundreds of 
people in Portland through childcare and housing. Please do not move forward with this 
nomination. 
 
Sincerely, 
 
Emilie Swenson 
YFO Board of Trustees 
YFO Parent 
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Kirsten Dargis
52 Summit St
Portland, ME 04103

6/11/24

RE: Request to Nominate 331 Cumberland Avenue (Preble Chapel) as a Landmark

To the Historic Preservation Board of the City of Portland:

I’m writing to strongly urge you not to move forward with the nomination of Preble Chapel as a Landmark
within Portland. The expansion project that Youth and Family Outreach has been pursuing for more than
5 years serves the two most critical needs in Portland: childcare and affordable housing. This nomination
will almost certainly kill this project and deprive Portland of 50+ new childcare seats and 60 units of
affordable housing.

I am a member of the Youth and Family Outreach Board of Trustees and also a parent of two children at
YFO: Leo (4) and Emery (16 months) started at YFO this past fall. Finding any available childcare in the
city of Portland has been a huge challenge because of the lack of available seats, and securing a spot at
YFO was transformational for our family. Having many friends who are parents of young children, a
frequent refrain in social conversations is how impossible it is to find childcare, and how expensive it is.
With a waitlist of over 300 families, the ability of YFO to double their current child care capacity would be
game changing for so many families in our city, especially for our low-income residents.

While the staff at YFO are phenomenal, the conditions they have to work in are unsustainable. The
building has severe limitations for students and staff, and the materials it was constructed with are
unhealthy. And, given YFO’s location, staff often find needles and other harmful materials around the
building. The YFO staff and Board of Trustees see the humanity of our fellow Portlanders who are
camping out along Portland and Preble streets, and seek to be a part of an enduring solution by making
a dent in the need for affordable housing units in the city through this project.

YFO is committed to furthering its mission and the legacy of Mary Preble. This expansion project does
that. It meets the two biggest needs in the city right now: childcare and affordable housing. Don’t let the
bold efforts of this small, scrappy, 170+ year old nonprofit fail. Please do not move forward with this
nomination.

Respectfully,

Kirsten Dargis
Vice President, YFO Board of Trustees
YFO Parent
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631 Stevens Avenue, Suite 203, Portland, ME 04103 

 
 
 
 
 
June 11, 2024 
 
Historic Preservation Board 
City of Portland 
389 Congress Street 
Portland, ME 04101 
 
Dear Historic Preservation Board, 
 
I am writing to express my opposition to the nomination of the former Preble Chapel as 
a landmark. On March 1, 2023, the Maine Historic Preservation Commission 
determined that the former Preble Chapel is not eligible for listing in the National 
Register of Historic Places and thus not eligible for historic tax credits, making 
rehabilitation of the building not financially feasible. By designating the Preble Chapel as 
a landmark, we would be hindering Youth and Family Outreach from redeveloping their 
property to expand childcare space and provide affordable housing for families, creating 
far-reaching negative consequences for our community. 

Youth and Family Outreach plays a crucial role in supporting families in our area with 
childcare services. With the growing demand for these services (as evidenced by a 
waitlist of over 300 children), it is imperative that we support their efforts to expand 
childcare services and provide new affordable housing for families to meet the needs of 
our community. 95% of YFO families live in Portland and, at any given time, roughly 
18% are unhoused. The expansion of the childcare facility would allow YFO to serve 50 
additional children. In addition, 60 new units of housing would be created with 48 of 
those units rented to households earning 60% AMI or less and 12 of those units rented 
to households earning 100% AMI or less. None of this will be possible if the former 
Preble Chapel is nominated as a landmark.  

Developers Collaborative has preserved and redeveloped 17 historic buildings, many of 
which are located in Portland. Unlike the former Preble Chapel, all of those buildings 
contained sufficient historic fabric to be eligible for listing in the National Register of 
Historic Places, which was essential to preserving and rehabilitating those buildings.  

I urge you to consider the broader implications of designating the Preble Chapel as a 
landmark without eligibility for listing in the National Register of Historic Places, and to 
prioritize the well-being of our community members, particularly those who stand to 
benefit from the expansion of Youth and Family Outreach's services. Although well 
intentioned, we fear the net result of placing landmark status on this building will be that 
it is not redeveloped like many of our other buildings but rather that it will remain 
underutilized and continue to depreciate, rather than be a resource. I believe that 

Page 61



631 Stevens Avenue, Suite 203, Portland, ME 04103 

supporting their redevelopment efforts is essential to ensuring a brighter future for all 
residents.  

Thank you for considering my perspective on this matter. 

Sincerely, 

 
 
 
Kevin Bunker 
Founder of Developers Collaborative 
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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: June 7, 2024 
RE: 142 High Street (609 Congress Street) – FIRST WORKSHOP – Alterations 
PROJECT ID: HPBR-002926-2024 
MEETING:  June 12, 2024 
 
Owner: Crostone Portland, LLC and The State Theater 
Architect: Julia Tate, Simons Architects 
 
A sign announcing the Historic Preservation Board’s meeting on June 12, 2024 was posted at the 
property on May 29, 2024.  A legal ad was published in the Portland Press Herald on June 1, 2024 
and June 4, 2024, and 136 notices were sent to neighboring property owners within 100 feet of the 
subject property.  

_________________________________________ 
 
PROJECT SCOPE 
 
Remove existing non-historic glazing within existing masonry opening. Install new exterior service 
counter and ticket windows. Install new signage at new lobby entrance.  
 
For Board Discussion: Removal of existing ticket booth beneath marquee.  
 
Material Specifications:  

Trim Presumed painted metal 
Windows Painted metal 

_________________________________________ 
 
SUMMARY OF HISTORIC CONTEXT 
 
The State Theater Building was constructed in 1929 following the designs of local architect 
Herbert W. Rhodes. The six-story building dominates the northwest corner of Congress Square, 
and is a Landmark within the Congress Street Historic District (Figure 1). The building was built to 
house a grand movie theater, but was adapted for theatrical performances early in its history. The 
theater now plays host to a variety of live performances. The first floor has historically featured 
storefronts in addition to the theater entrance, while the upper stories have commercial tenants.  
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Figure 1: Map of Congress Street Historic District showing location of 142 High Street (609 Congress 
Street) with a star.  

 

 
The building features a two-story limestone base and four upper stories of brick articulated with 
limestone pilasters and capped by a simple limestone cornice. This base is interrupted along 
Congress Street by the three-story arched entrance of the theater itself. The theater entrance 
historically featured a large, projecting marquee and tall projecting sign. The projecting sign was 
removed sometime mid twentieth century, and the marquee was heavily altered in the later half of 
the century. The marquee was made more historically accurate under the current ownership in 
2018. The building features smaller canopies over the entrances for the building’s upper stories, 
which have also been altered.  
 
The storefronts along Congress and High Streets were originally very consistent in appearance, as 
can be seen in a circa 1930s image from the Maine Historical Society Collection (Figure 2). The 
storefronts featured recessed entrances, large plate glass windows, and small sign bands at the top 
of the masonry opening. The storefronts to the west of the theater entrance, and north of the 
upper-story entrance along High Street are still quite intact and largely follow the original design. 
The storefronts to the east of the theater entrance and wrapping the corner of the building have 
been more heavily altered with removal of some recessed entrances, changes in fenestration, 
elimination of integrated sign bands, and the addition of polished red granite around some 
entrances. A fairly thorough documenting of some of these original and altered storefronts can be 
found within the applicant’s supporting materials (Attachment 2).   
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Figure 2: Detail from a circa 1930 image of the State Theater entrance from the collections of Maine 
Historical Society (Item 12894). Note the presence of the ticket booth beneath the marquee.  

 
A complete description of the State Theater Building has been included as Attachment 3. 
Additional information on the Congress Street Historic District can be found on the city website: 
https://www.portlandmaine.gov/665/Historic-Districts 

_________________________________________ 
 
STAFF COMMENTS 
 
The applicant is seeking Board feedback on several threshold questions. The primary questions are 
the appropriateness of introducing a ticket counter into the storefront along Congress Street and 
the appropriateness of the proposed detailing for that alteration. Additionally, the applicant is 
proposing a new sign near what would be the entrance to the new lobby. Lastly, they are seeking 
direction on the potential removal of the existing ticket booth beneath the theater marquee.  
 
New ticket window 
The applicant is proposing to install the new ticket windows within an existing masonry opening 
that was previously altered with the removal of a recessed entrance and the addition of non-
historic glazing. The applicant is proposing to work within this existing masonry opening and to 
retain the decorative trim at the window header. The proposal will require introducing an infill 
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panel at the bottom of the opening to raise it to a functional and ADA compliant counter height. 
While this will reduce the area of glazing within the opening, it will maintain the strong horizontal 
line of the existing window sills and is consistent with the approach taken to allow for raised sills 
for kitchen counters or other interior alterations on other buildings. The ticket window will need 
to be set back into the opening to allow for the service counter to project minimally into the 
sidewalk. The more deeply recessed windows and detailing of the service counter will help to 
differentiate the ticket windows as a modern intervention.  
 
The applicant is presenting two versions of the ticket window for the Board’s consideration. The 
first would utilize sliding service windows at the counter level. This would introduce a horizontal 
mullion within the glazing. The second would utilize speak-thru ports within the glazing and an 
operable transfer tray within the counter. Staff generally found that the second option was more 
consistent with the adjacent storefronts, not requiring the introduction of horizontal mullions. 
However, the applicant is requesting Board consideration of the first option as well as it may be 
their preferred approach based on cost considerations.  
 
New sign 
In addition to the ticket windows, the applicant is proposing to introduce some new signage by the 
existing door which is proposed to service a new lobby space that will be created internally. The 
signage is proposed to be installed over non-historic polished red granite panels that frame the 
existing entrance. Similar stone was used at several storefronts as part of 1970s alterations.  
 
Ticket booth 
In addition to the discussion of the new ticket windows, the applicant is requesting that the Board 
discuss the existing ticket booth located under the marquee given that it would no longer be 
needed with introduction of the new ticketing windows. They are interested in removing it in 
order to add additional doors for the building. At this time, the applicant has not presented any 
evidence that additional egress is required by code, and staff would note that as part of this 
project, the applicant is introducing an additional egress path through the proposed new lobby 
which will help in moving attendees in and out of the theater.  
 
As can be seen in the circa 1930s image (Figure 2), a ticket booth has been present under the 
theater’s marquee since very early in its history, if not since its completion. The existing ticket 
booth may not be the original based on its streamline moderne character and use of polished 
metal; however, the originating date of its current appearance could not be confirmed. 
Photographs provided by the applicant show that the ticket booth has been present in its current 
form since at least the 1970s. The ticket booth’s streamline character suggest that it may be 
contemporary to the theater’s midcentury upgrade to allow for theatrical performances.  
 
The applicant noted that ticket booths were a common feature of movie theaters in the early 
twentieth century, and staff would add that this is the last such ticket booth within the Congress 
Street Historic District. In fact, the State Theater is the only remaining historic movie theater in 
the district, with the entrance to the B.F. Keith Theater at 22 Preble Street being the only other 
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legible remnant of such a theater that staff could identify.  
 
The Board should provide clear feedback to the applicant on whether the existing ticket booth is a 
distinctive or character-defining feature of the building and whether it would be appropriate to 
remove it. Alternatively, the Board could provide direction on what additional information would 
be needed for further consideration of the question.  

_________________________________________ 
 
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 

For Board 
Discussion 

The Board should consider whether the proposed ticket windows require 
minimal alterations to the character defining features of the building. The 
applicant is not proposing to remove or destroy any historic fabric to insert 
the windows, though the work will alter the appearance of the non-historic 
storefront within an existing masonry opening.  

 
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 

For Board 
Discussion 

The applicant is not proposing to remove or destroy any historic fabric to 
insert the ticket windows, though the work will alter the appearance of the 
non-historic storefront within an existing masonry opening. 
 
The applicant is seeking Board feedback on whether it would be appropriate to 
remove the existing ticket booth beneath the marquee. A ticket booth appears 
to have been present since very early in its history. The Board should consider 
whether the existing ticket booth is character-defining or a distinctive feature 
of the building.  
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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 

For Board 
Discussion 

The proposed ticket windows will be slightly different from the existing historic 
and non-historic storefront windows. The Board should consider whether it 
speaks to its own time.  
 
The Board should also consider whether the existing ticket booth speaks to the 
time, place, and use of the historic building.  

 
Standard 4 
Changes which may have taken place in the course of time are evidence of the history and 
development of a structure, object, or site and its environment. Changes that have acquired 
significance in their own right shall not be destroyed. 
Standard Met? Staff Comments 

For Board 
Discussion 

The applicant is not proposing to remove any significant alterations to allow 
for installation of the ticket windows.  
 
The Board should consider whether the existing ticket booth, though perhaps 
not entirely original in all of its materials and details, has acquired significance 
and should be retained. 

 
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 

For Board 
Discussion 

The applicant is not proposing to destroy or remove any distinctive features to 
allow for installation of the ticket windows.  
 
The Board should consider whether the existing ticket booth is a distinctive 
feature of the building. . 
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Standard 6 
Deteriorated historic features shall be repaired rather than replaced wherever feasible. Where 
the severity of deterioration requires replacement of a distinctive feature, the new feature 
should match the feature being replaced in composition, design, texture, and other visual 
qualities and, where possible, materials. Repair or replacement of missing historic features should 
be based on accurate duplications of features, substantiated by documentary, physical, or 
pictorial evidence rather than on conjectural designs or the availability of different architectural 
elements from other structures or objects. 
Standard Met? Staff Comments 
Not Applicable  

 
Standard 7 
The surface cleaning of structures and objects, if appropriate, shall be undertaken with the 
gentlest means possible. Chemical or physical treatments, such as sandblasting, that cause 
damage to historic materials shall not be undertaken. 
Standard Met? Staff Comments 
Not Applicable  

 
Standard 8 
Every reasonable effort shall be made to protect and preserve significant archaeological 
resources affected by or adjacent to any project. If resources must be disturbed, mitigation 
measures shall be undertaken. 
Standard Met? Staff Comments 
Not Applicable  

 
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 

For Board 
Discussion 

The proposed ticket windows will be distinguishable from the existing historic 
and non-historic storefront windows in that it will be more deeply recessed in 
the opening than the existing windows. It will also feature a raised sill to allow 
for the service counter.  
 
The applicant has presented two ways in which the ticket windows could be 
installed; one using sliding service windows and the other using small speak-
thru ports and a transfer tray. The Board should consider whether each of 
these is sufficiently compatible with the existing building.  

 

Page 69



  8 

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 

For Board 
Discussion 

The applicant is proposing this alteration in an area where the storefront was 
previously altered, meaning little to no historic material needs to be damaged 
to complete the installation. Additionally, the applicant is proposing to fit the 
new ticket windows and counter within the existing masonry opening, meaning 
that it could be removed at a future date and more historic appropriate or 
otherwise compatible storefront could be installed within the same opening.  
 
The Board should confirm whether this proposed approach is sufficiently 
reversible and whether any additional details on reversibility are needed to 
complete review.  

_________________________________________ 
 
ATTACHMENTS 

1. Project Summary 
2. Supporting Materials and Plans 
3. Congress Street Historic District: Description of State Theater Building 
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May 09, 2024

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

RE:  Alteration to 609 Congress Street (Parcel ID: 046D033)

Dear Mr. Schueckler,

We are pleased to submit the following for your review and consideration on behalf of the State Theater and Redstone 
Properties.  We hope for placement on the next possible Historic Preservation Board meeting as a Workshop agenda 
item, working towards a future Public Hearing for a Certificate of Approval.  

BRIEF HISTORY OF PROPERTY:

Originally constructed in 1929 and designed by local architect Herbert W. Rhodes, the theater originally opened as a 
premier movie theater within the commercial context that survives today.   Programming expanded to include theatrical 
performances sometime in the 1940s and continuing operation until the mid 1960s.  Following was a difficult period 
with many ownership transitions; the current owners undertook a significant renovation and re-opened as a performing 
arts venue in 2010, with a 1,870 seats.  In keeping with their interest in preserving this building, the marquee was 
restored in partnership with the City of Portland in 2018.  

These associated storefronts have had extremely varying physical conditions over the life of the building.  The existing 
double pane window units slated for replacement are not original to the building, and were likely put in place within 
the last 30 years.  We have not yet been able to determine the date of the alteration that introduced the red and black 
granite surrounds at the entry to 609 Congress, but think it was sometime between 1979 and 2000 (when this entrance 
is documented as an existing condition in a building permit application as conjoined with the corner tenant unit, which 
has a matching granite surround).  

PROJECT DESCRIPTION + SCOPE OF WORK:

The State Theater occupies a portion of The Congress Building, largely otherwise made up of a mix of commercial uses 
with retail storefronts at street level and professional offices and studios on the floors above.  In order to better serve 
theater patrons and provide more safe, functional, comfortable, and equitable accommodations for their staff, the theater 
seeks to expand into an adjacent tenant storefront space.  This will allow them to relocate and expand their box office to 
provide for two employees with adaptable accommodations, create accessible storage for regularly used theater operations 
items, and provide a secondary point of entry to ease congestion.  
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The portion of the proposed work that is visible from the public way includes the alteration of one bay of windows to 
create two new street facing box office service points, as well as minimal updates to finishes and lighting at the new side 
entry, with new signage to follow.  Their immediate need, priority and focus is the relocation of the box office.  

The proposed new box office intervention is close to a unique corner condition at the intersections of High and Congress 
Streets, and while there is heavy vehicular traffic at this location, the pedestrian experience is the targeted consideration.  
Careful detailing is needed in the insertion of the new box office to balance the functional improvements with the 
somewhat unexpected location.  The expanded box office will be an improvement from an operational standpoint, but 
will need to be visually distinguishable as a contemporary intervention in its new location.  The new intervention is 
meant to be as subtle as possible in relation to the overall facade, but clearly signal its function. Minimal illumination 
and signage are proposed to compliment rather than compete with the existing restored marquee illumination.  

While the materials submitted to do not reflect this, the owners are interested to learn the Staff and Board’s opinion on 
the potential elimination of the existing box office booth as part of this alteration.  They would like to replace it with 
an additional accessible egress door, to match those adjacent.  This would allow for improved circulation and safety (site 
lines, access and egress) at the main entrance.  Acknowledging that the existing ticket booth demonstrates a specific 
character trait of a theater typology, this one is located within a deep setback of the entry, and does not enjoy a high 
degree of visibility from many vantage points and is in shadow for much of the day.  Additionally, the craftsmanship, 
detailing and materiality of the existing ticket booth do not match the quality of those attributes of the historic theater 
itself, nor the Congress building overall.  One could argue that the significant presence of the marquee, as well as 
the overall glow of the theater lobby itself from within during evening hours, would maintain the character defining 
attributes of the theater entry and would not be diminished with the removal of the existing ticket booth.  The owners 
would be open to exploring whether it would be possible to store the box office so that it may be re-installed in the 
future, if desirable.    

While the current owners do not have a formalized master signage plan for the building, they have encouraged their 
storefront tenants to keep a certain degree of uniformity in signage, and respect the original proportions of the building’s 
detailing.  While new signage proposed with this project is still under consideration, any new signage would minimally 
alter the existing openings and will be submitted at a later date for review.  Lighting specifications are still under 
development as well, and the design team hopes to submit a preliminary package prior to the workshop, with an updated 
package submitted with the Public Hearing materials.

Current detailing of surface applied panel finishes and signage is also being developed, but the design team understands 
this will need to be done in a way that may be reversible, and will provide as part of the Public Hearing submission if 
Workshop feedback is favorable.  The need for the inset service window results from the existing radiant heating system 
which will remain in service on the interior, and making the new points-of-service depths and heights compliant with 
current ADA accessibility standards from both the interior and exterior.  
 
Please find attached supporting visuals including some historic photos, existing photos, and preliminary plans, elevations 
and modeled views for your consideration.  We look forward to discussing this with you and the Board and answering 
any questions you may have.  

Sincerely, 

 
Julia Tate, RA, LEED AP
Partner + Principal, Simons Architects
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CITY OF PORTLAND 
Planning & Urban Development Department 

 
 

HISTORIC PRESERVATION APPLICATION  
SUBMISSION CHECKLIST 

Please submit each document as a separate PDF file   
Please confirm by electronically checking the boxes to the left 

 
To supplement your application, please submit the following items as applicable to your 
project.  Keep in mind that the written project description that you provide the Historic 
Preservation Board and staff, is the only description they will have of your project or design.  
Therefore, it should precisely illustrate the proposed alteration(s), additions, and/or infill 
construction. 
  

GENERAL APPLICATION DOCUMENTS 
 Yes        N/A Project Description 

• Cover Letter with detailed project description 

 Yes        N/A Completed Checklist for Historic Preservation review  
(this document) 

 Yes        N/A Evidence of Right, Title and Interest 
• Deeds, leases or purchase and sales agreements 

PLANS, etc. 
 Yes        N/A  Exterior photographs of property (required for all applications).  Include a general 

streetscape view, view of entire building, and close-ups of project area. 

 Yes        N/A 
Sketches or elevation drawings at a minimum ¼” scale. 

 Yes        N/A 
Details or wall sections, where applicable. 

 Yes        N/A    
Floor plans, where applicable. 

Yes        N/A 
Site Plan, where applicable, showing relative location of adjacent structures. 

Yes        N/A 
Catalog cuts or product information (e.g. proposed windows, doors, fencing). 

Yes        N/A 
Materials – list all visible exterior materials. 
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BUILDING CONTEXT | LOCATION 
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HIGH STREET

HIGH STREET

EXISTING CONDITIONS OF THE CONGRESS BUILDING 
@ INTERSECTION OF CONGRESS STREET | FREE STREET | HIGH STREET  | OCTOBER 2023

PARTIAL CONGRESS STREET FACADE 
c.2018

AERIAL LOCATION PLAN | NTS

STATE THEATER LOBBY EXPANSION
609 CONGRESS STREET 

area of proposed scope for exterior work

Page 74



2
St

at
e 

Th
ea

te
r L

ob
by

 E
xp

an
sio

n 
|

Si
m

on
sA

rc
hi

te
ct

s

historic preservation workshop submission | 06.12.2024
HISTORIC CONTEXT

HISTORIC BANK ENTRANCE  | 609 CONGRESS ST
c. 1962
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historic preservation workshop submission | 06.12.2024
HISTORIC CONTEXT

c. 1970
HISTORIC BANK ENTRANCE  | 609 CONGRESS ST
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HISTORIC CONTEXT

c. 1979
HISTORIC STATE THEATER ENTRANCE  
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611 CONGRESS ST 609A CONGRESS ST 144 HIGH ST

617 CONGRESS ST

EXISTING AWNING DETAIL

615B CONGRESS ST615A CONGRESS ST 613 CONGRESS ST

146 HIGH ST

CONGRESS STREET PRECEDENT SIGNAGE 
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PRECEDENT | PORT CITY MUSIC HALL | 504 CONGRESS STREET

c. 1979
HISTORIC STATE THEATER ENTRANCE  
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PROPOSED BOX OFFICE | ALTERNATE 1 | REVISED COUNTER TO MAINTAIN ARTICULATION OF EXISTING SILL DATUM 

EXISTING VENT TO
REMAIN

PIN LIGHTS TO WASH
WALL BELOW COUNTER

SOLID SURFACE
TO WATERFALL

2'
-1

0"
 M

AX
.

1'
-8

"
5'

-2
"

SLIDER STOREFRONT
UNIT

FIXED STOREFRONT
UNIT

EXISTING MOLDING TO REMAIN

EXISTING RADIATOR +
NEW ENCLOSURE

EXISTING GRANITE BASE,
NO CHANGE

SOLID SURFACE
TRANSACTION COUNTER

SOLID SURFACE
COUNTER

107
16"

V.I.F.2'-1" 4"

3'
-7

" 4'
-3

"

8"

4'
-9

"

5'
-1

0"

1'
-1

"

TYP. EYE LEVEL RANGE @ WHEEL CHAIR

TYP. EYE LEVEL RANGE @ STANDING

LENSED DIMMABLE LED
AT SUB-FRAME SURROUND

WALL JAMB CONDITION TO
BE VERIFIED IN THE FIELD

PIN LIGHTS TO WASH FACE
OF PANEL EACH WINDOW

APPLIED JAMB EXTENSION ALONG
HEADER + FLANKING WALLS, ALIGN WITH
EXISTING STOREFRONT LOCATION

1'
-9

"
V.

I.F
.

1'
-0

"
V.

I.F
.

EXTERIORINTERIOR

EXISTING WALL ABOVE
DASHED OUTLINE OF
EXISTING EXISTING STOREFRONT

PIN DOWNLIGHTS

MATERIAL TO WATERFALL
ON FACE OF
TRANSACTION COUNTER

1"

2"
2"

WALL SECTION

ELEVATION 

SCALE: 3/4” = 1’-0”

SCALE: 1/4” = 1’-0”

Page 80



8
St

at
e 

Th
ea

te
r L

ob
by

 E
xp

an
sio

n 
|

Si
m

on
sA

rc
hi

te
ct

s

historic preservation workshop submission | 06.12.2024
EXISTING CONDITIONS + RENDERINGS | ALTERNATE 1
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RENDERING | ALTERNATE 1
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PROPOSED BOX OFFICE | ALTERNATE 2
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PIN LIGHTS TO WASH
WALL BELOW COUNTER

SOLID SURFACE
TO WATERFALL

TRANSACTION
TRAY

107
16"

V.I.F.4"

2'
-1

0"
 M

AX
.

1'
-8

"
5'

-2
"

ELECTRONIC TRANSACTION
SPEAK-THRU, BATTERY OPPERATED

FIXED STOREFRONT
UNIT

EXISTING MOLDING TO REMAIN

EXISTING RADIATOR +
NEW ENCLOSURE

EXISTING GRANITE BASE,
NO CHANGE

SOLID SURFACE
TRANSACTION COUNTER

SOLID SURFACE
COUNTER

2'-1"

3'
-7

" 4'
-3

"

8"

4'
-9

"

5'
-1

0"

1'
-1

"

TYP. EYE LEVEL RANGE @ WHEEL CHAIR

TYP. EYE LEVEL RANGE @ STANDING

LENSED DIMMABLE LED
AT SUB-FRAME SURROUND

WALL JAMB CONDITION TO
BE VERIFIED IN THE FIELD

PIN LIGHTS TO WASH FACE
OF PANEL EACH WINDOW

APPLIED JAMB EXTENSION ALONG
HEADER + FLANKING WALLS, ALIGN WITH
EXISTING STOREFRONT LOCATION

1'
-9

"
V.

I.F
.

1'
-0

"
V.

I.F
.

EXTERIORINTERIOR

EXISTING WALL ABOVE
DASHED OUTLINE OF
EXISTING EXISTING STOREFRONT

PIN DOWNLIGHTS

MATERIAL TO WATERFALL
ON FACE OF
TRANSACTION COUNTER

1"

2"
2"

TRANSFER TRAY

WALL SECTION

ELEVATION 

SCALE: 3/4” = 1’-0”

SCALE: 1/4” = 1’-0”
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EXISTING CONDITIONS + RENDERINGS | ALTERNATE 2
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RENDERING | ALTERNATE 2
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historic preservation workshop submission | 06.12.2024
EXISTING STOREFRONT DETAILS

609 CONGRESS ST ENTRANCE  
fall 2023

Existing light + grill + soffit to be 
replaced   

Existing door + adjacent stone 
wall to remain

Existing header paneling to 
remain, no proposed changes
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EXISTING TICKET BOOTH

EXISTING STATE THEATER TICKET BOOTH  
spring 2024
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Portland Historic Resources Inventory 
 
Property Address: 615 Congress Street – Congress (State Theater) Building 
 
CSHD Map Key # 133 
 
Local Rating:  Landmark (Contributing) 
 
National Register:  Contributing – Spring Street Historic District 
 
Date of Placement:  Local 08/01/90  National  04/03/70 
 
Architectural Description/Historic Significance: 
 
Congress (State Theater) Building  
 
1929 
 
The prominent, six-story Congress (State Theater) Building at the northwest corner of Congress 
and High Streets was built in 1929.  Designed by Herbert W. Rhodes in the Colonial Revival 
style, it is a very simple example of the style.  From the time of its construction, it has contained 
retail businesses and office tenants, as well as the State Theatre.  The Theatre’s elaborate Spanish 
Revival interior was created at a time of extravagance in theatre design and remains today 
remarkably untouched.  Restoration of the State Theatre has preserved Portland’s last great 
movie palace and has helped to revitalize upper Congress Street.  
 
The building features ten storefront bays on the Congress Street elevation, a diagonal corner 
storefront, and six more storefronts facing High Street.  Dominating the Congress Street façade is 
the main entrance to the theatre, which is three stories in height. 
 
The Theatre entrance is recessed into the building, defined by a large marquee. Huge chains 
support the marquee from the building.  The second and third story portions of the entrance are 
framed by limestone pilasters; a cornice of urns, scrolls and moldings, and a simple but 
impressive stone arch.  Within the frame is an elaborate window arrangement of arches and 
circles. All combine to make this Spanish Revival entrance unique in Portland. 
 
The remainder of the building is stately in proportion and basic in execution. The storefronts 
were originally all identical, with recessed side entrances, granite bulkheads, large display 
windows in bronze frames, bronze doors and uniform metal sign panels with awning bars above 
the windows. 
 
The storefronts are separated by stone piers, which support a plain stone lower cornice. The 
stone is used as the primary material at the second floor, surrounding large Chicago-style 
windows, each with a transom window in the same three-part configuration, centered above each 
storefront. The stonework is capped by a large rolled cornice to terminate the two-story base of 
the building. The third through sixth floors feature simple brick construction with double-hung 
windows in pairs or in threes. The only interruption of the brick is in the form of stone pilasters, 
which visually support the undecorated limestone cornice. 
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In addition to the Theatre entrance, there is a main building (upper floors) entrance on Congress 
Street. This doorway features a simple metal canopy over a recessed double door with sidelights.  
Another entrance on High Street also accesses and elevator to all floors.   
 
Windows in the third through fifth floors were replaced with aluminum units in the 1990s.  The 
second story windows were replaced in 2007, with review and approval by the Historic 
Preservation Board.  Elaborate copper creating was removed without approval from the top of 
the street-facing facades in 2006, reportedly to prevent it from falling.  Its restoration should be a 
high priority. 
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