
CITY OF PORTLAND, MAINE
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Joy Naifeh
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John Turk

Rob Whitten

AGENDA
HISTORIC PRESERVATION BOARD MEETING

The Historic Preservation Board will hold a remote meeting on Wednesday, May 26, 2021, beginning 
with an on­site workshop at 4:30 following by a public hearing via Zoom at 7:00 p.m.

Virtual meetings are allowed using emergency legislation approved by LD 2167; 1 M.R.S. §403¬A, that 
authorizes cities and towns to conduct meetings online.

Allow your computer to install the free Zoom app to get the best meeting experience.

For public comment, you will need to use the "raise your hand" feature. To raise your hand via the 
telephone, please hit *9. You will be un­muted by the host when it is time for public comment.

ZOOM MEETING INSTRUCTIONS
You are invited to a Zoom webinar.
When: May 26, 2021 07:00 PM Eastern Time (US and Canada)
Topic: Historic Preservation Board Public Hearing 05­26­2021

Please click the link below to join the webinar:
https://us02web.zoom.us/j/86446066434
Or One tap mobile :
    US: +13017158592,,86446066434#  or +13126266799,,86446066434#
Or Telephone:
    Dial(for higher quality, dial a number based on your current location):
        US: +1 301 715 8592  or +1 312 626 6799  or +1 929 205 6099  or +1 253 215 8782  or +1 346 248 7799 
 or +1 669 900 6833
Webinar ID: 864 4606 6434
    International numbers available: https://us02web.zoom.us/u/kb9Kkkn581

For more information on how to use Zoom, please go to:
https://www.portlandmaine.gov/remotePUD

Public comments will be taken for each item on the agenda and written comments should be submitted to 
hp@portlandmaine.gov

1. ROLL CALL AND DECLARATION OF QUORUM
   

2. REPORTS OF DECISIONS AT THE MEETING HELD ON 5­19­2021
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  i. Request to Amend Previously­Approved Plan; 66 State Street (155 Danforth St.); Developers 
Collaborative, Applicant.  The Board voted unanimously to approve the requested 
amendments, subject to one condition.

 
 

  

3. COMMUNICATION AND REPORTS
   

4. ON SITE WORKSHOPS ­ 4:30 P.M.
   

  i. Review of Proposed Stormwater Treatment Installations; Western Promenade in Vicinity of 
Western Cemetery (workshop convenes at corner of Vaughan and Eastern Promenade, across 
from Western Cemetery); City of Portland Public Works Department, Applicant.

 
 

  

  ii. Review of Proposed Site Alterations; Deering Oaks (workshop convenes at Castle); City of 
Portland Department of Parks, Recreation and Facilities, Applicant.

 
 

  

5. MEETING RESUMES AS REMOTE SESSION AT 7:00 P.M.
   

6. PUBLIC HEARING ­ 7:00 P.M.
   

  i. Certificate of Appropriateness for Stormwater Treatment Installations; WESTERN 
PROMENADE in Vicinity of Western Cemetery; City of Portland Department of Public 
Works, Applicant.

 
 

  

  ii. Certificate of Appropriateness for Site Alterations; DEERING OAKS; City of Portland 
Department of Parks, Recreation & Facilities, Applicant.

 
 

  

  iii. Finding of Proposed Replacement Construction’s Conformance with Historic Preservation 
Ordinance New Construction Standards as Required under Munjoy Hill Neighborhood 
Conservation Ordinance Demolition Requirements; 43 HOWARD STREET; Ryan Walker 
and Alissa Parker­Walker Applicants.

 
 

  

7. CONSENT AGENDA
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
ON-SITE WORKSHOP and PUBLIC HEARING 

WESTERN PROMENADE in the Vicinity of WESTERN CEMETERY 
 
 

TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   May 20, 2021 
RE:   May 26, 2021       ON-SITE WORKSHOP & PUBLIC HEARING 
 
Application for: Certificate of Appropriateness for Stormwater Improvements  
    (Raingarden Installations) 
 
Address:   Western Promenade  
    Vicinity of Western Cemetery, near intersection of Vaughan Street 
 
Applicant:   Department of Public Works 
    represented by Justin Pellerin, Stormwater Project Engineer 
 
Introduction: 
An on-site workshop and public hearing have been scheduled to review a proposal for the 
installation of a series of seven rain gardens abutting the Western Promenade roadway in the 
vicinity of the Western Cemetery.  The raingardens are intended to resolve chronic problems 
with stormwater runoff in the area which are affecting residential properties across the street 
from the Cemetery.  The proposal has been submitted by Justin Pellerin, Stormwater Project 
Manager for the Department of Public Works. 
 

 

Vaughan St. 
 
Western Prom 
 
Danforth St. 
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At the on-site workshop, Mr. Pellerin will identify the specific locations proposed for raingardens 
and describe details of the proposed installations.  In preparation for the workshop, Mr. Pellerin 
has provided a memo which explains why the project is being undertaken and provides a detailed 
description of the proposed improvements, including how the proposed treatment differs from 
previous raingarden installations in the city.  Plans and specifications are attached as well. 
 
Project Description 
The following description is brief, given the very thorough nature of Mr. Pellerin’s written project 
description (see ATTACHMENT 1) and the fact that Board members will have an opportunity to 
have questions addressed at the workshop. 
 
Briefly, plans call for the installation of seven raingardens just behind the curbline of the Western 
Promenade roadway near the southern end of the Western Cemetery.  The installations include 
three infiltration basins on the north side of the road and four bio-retention raingardens on the 
south side.  Each garden is 5’-6’ wide and 12”-18” deep.  Individual gardens vary in length from 21’ 
long to 45’ long.  The key below showing locations of the individual installations is from page 15 
of the submitted plans.  

 
Below is the plan for one of the proposed rain gardens.  (Each plan is similar.) 
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As you will note, the stormwater runoff will enter the raingarden through a cub cut. Just inside 
the curb cut will be installed granite pavers and a round rock Riverstone berm.  Planting 
materials have been selected in consultation with Parks Division staff, with an emphasis on using 
native plant material.  Unlike standard raingarden installations, the proposed installations will not 
include the typical dome-shaped overflow drainage structure. 
 
To familiarize Board members with a typical rain garden installation, Mr. Pellerin has provided a 
couple examples of Portland installations—see ATTACHMENT 3.  Note:  while the photos are 
provided for general informational purposes, the design of the Western Promenade installations 
will be somewhat different. 
 
Staff Comments 
As is evident from Mr. Pellerin’s memo, care has been taken to customize the proposed 
installations so that they will have as limited impact on the existing character of the Western 
Promenade, Western Cemetery and abutting historic residential properties as possible.  In 
developing the plans, Public Works staff consulted Parks Department staff and the 
recommendations of the recently completed Western Promenade Historic Landscape Master 
Plan.  Standards features of previous raingarden installations, such as overflow domes which 
look foreign in historic contexts, have been eliminated.  Vegetation was selected in consultation 
of Parks staff to ensure a naturalistic treatment in keeping with the character of the  Prom. 

 
Applicable Ordinance Review Standards (from Standards for Review of Alterations) 
 
(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. 

 
(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 archeological 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. 

 
(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. 

 
Motion for Consideration 
On the basis of plans and specifications submitted by the applicant for the May 26, 2021 public 
hearing and information included in the accompanying staff report, the Board finds that the 
proposed stormwater improvements abutting the Western Promenade roadway meet (fail to 
meet) the historic preservation ordinance’s Standards for Review of Alterations (subject to the 
following conditions…….) 
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Attachments: 
1. Cover letter and project description 
2. Plans and specifications 
3. Photos of sample installations 

Page 6



1 of 3 

Project Memo  
Historic Preservation Review 
Portland Public Works 

To: Deb Andrews 

From: Justin Pellerin, P.E. Project Engineer 

Date: February 10, 2021 

Re: Western Promenade Road Drainage Improvements and Green Infrastructure 

Project 

Project Need / Description 
Over the past several years the City of Portland DPW has received numerous complaints of 
stormwater drainage issues as a result of existing stormwater infrastructure deficiencies in the 
Western Promenade Road between Carrol Street and Vaughn Street.  This is the section of 
the corridor which abuts the Western Cemetery.   During higher intensity rain storms flows 
from the Western Promenade roadway have been observed flowing down a private paved 
driveway located approximately 600’ to the west of the intersection with Vaughn Street.  The 
residents have complained that the stormwater flows have caused property damage.  This 
private driveway serves several brick building residences across the street from the cemetery.  

There are several existing catch basins in this section of the Western Prom roadway which 
collect storm water and discharge it into the Western Promenade embankment.  This is the 
embankment which runs down towards Danforth and Valley Street.  DPW has observed 
erosion occurring at these outfall locations.  If let unmitigated there is concern that these 
erosion areas could cause localized failure of the embankment in the long run.   

The City’s DPW water resources division has recently completed a long-term integrated 
planning document.  As part of that process the plan identified the implementation of green 
infrastructure throughout the City to help accomplish its long-term goal of improving the 
water quality of Portland Harbor and Casco Bay.  Green Infrastructure provides water quality 
treatment for separated storm drain systems and can also be implemented to reduce flows 
into the combined sewer system to help mitigate Combined Sewer Overflows (CSO) 
discharges throughout the City.   As a reminder, the City is under a consent decree with the 
DEP/EPA to reduce combined sewer overflows throughout the City.  

This project has also been designed to allow for future CSO separation/Green Infrastructure 
implementation in Vaughn Street and other adjacent streets in the area.   This additional work 
will be planned and implemented as part of future CSO separation work in the west end.    

In order to mitigate these issues, the City has retained Gorrill Palmer to design a new storm 
drain system in the Western Promenade roadway.  This new storm drain will tie into an 
existing storm drain outfall line in Danforth Street approximately 500 feet to the southwest of 

Att. 1
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the Danforth-Vaughn Intersection.  The new storm drain will run up hill from this location 
and turn up the Western Promenade Road.  The new storm drain will be located in the 
existing roadway, and be routed approximately 700 linear feet upstream towards the Western 
Promenade.   New catch basins will be installed to collect street runoff which will be directed 
into this new storm drain system.  This will allow DPW to abandon the existing storm drain 
outfalls which are currently causing erosion in the Western Promenade embankment.   New 
catch basins, rain gardens and curb adjustments have been designed to mitigate street runoff 
from entering the private driveway discussed earlier in this memo.   

In order to provide water quality treatment for the new storm system and to help mitigate the 
existing flooding issues, this project will install a series of 7 bio-retention rain gardens and 
infiltration rain gardens along the Western Promenade Road.  The bio retention rain gardens 
will be installed with under-drains and impermeable liners on the south side of the street due 
to proximity to existing buildings the steep embankment.  The rain gardens along the north 
side of the street adjacent to the cemetery will be designed as infiltration basins.  These 
locations are far enough away from the embankment and the private residencies to allow for 
an infiltration-based design.  In late 2019, DPW conducted a soil infiltration capacity 
analysis in the area.  It was determined that soils in this section of the Western Promenade 
are well suited for the infiltration of stormwater. 

DPW and Gorrill Palmer have gone through a coordination process with the Parks and 
Recreation department to coordinate this project with the on-going clearing/restoration 
project happening throughout the corridor.  The rain gardens have been designed to fit in 
with the overall character of the area and to match the intentions of the Western Promenade 
master plan.  The rain gardens will be located behind the existing curb line and will be 
approximately 12”-18” deep.  Stormwater runoff will enter the rain gardens through a curb 
cut and will fill the gardens to the design water level elevation.   Once this elevation has 
been reached, flows will continue to run down the street to a standard City catch basin/curb 
inlet stone.  This design allows for the system to be installed without the use of a green 
Nyloplast overflow drainage structure making the overall design more aesthetically pleasing.  
The rain gardens have been designed to drain after the storm within 24-48 hours.  Street 
stormwater flows will first enter a pre-treatment/sediment removal zone in the garden 
comprised of cobble stone pavers with a round rock Riverstone berm.    The rain gardens will 
be generally 5 to 6 feet wide and are located on the back side of the existing roadway 
curbing.   

The rain garden planting scheme has been created with input and direction from the Parks 
and Rec department.  The following criteria was used when establishing the planting plan: 

• Plants which flourish under a wide range of climate conditions (drought and heavily
inundated with water, sand and salt).

• Plants which fit into the surrounding vegetation in the corridor, are native to the area
and match the overall principal of the Western Promenade master plan.

• In sunny locations the planting scheme is proposed to be a “sunny meadow” based
palette which is designed to thrive under more sunny conditions.

• In more shaded locations the planting scheme is proposed to be a “shaded woodland”
based palette which is designed to thrive under more shaded conditions.
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A landscaping plan has been created for the project by Gorrill Palmer with input from the 
City.  Please refer to this plan to get specific planting information including plant species 
type and the total quantity of plants to be installed.   
 
Rain Gardens located along the edge of the cemetery on the north side of the road have been 
designed with a width of 5’ to maintain the existing dirt footpath located along the edge of 
the road.  The rain gardens have also been designed to allow for the construction of a new 
sidewalk facility in the future.  It’s not anticipated that DPW will have funding to construct a 
new sidewalk as part of this project.   
 
Project Requirements 
The project has the following major components: 
 

1. Installation of 2,075 LF of storm drain in Danforth Street, Vaughn Street and Western 
Promenade Road.   

2. Abandonment of existing Western Promenade embankment outfalls and repair of 
embankment.   

3. Curb adjustment near private driveway on Western Promenade Road to mitigate 
flooding.   

4. Installation of 7 rain gardens/infiltration basins to provide water quality treatment and 
to help mitigate private property flooding.   

 
Historical Preservation Review 
Items which I believe the Historical Preservation Board would require discussion or further 
information on are listed below. 

1. The project as a whole. 
2. Design of rain gardens located along the edges of the Western Promenade Road.    
3. Curb adjustment near the private driveway which serves several residences just off 

the Western Promenade Road.   
4. Pavement restoration will match existing. 

 
Plans of Interest for HP review: 
 
Western Promenade storm drain plan and profiles: Sheets 12-14. 
Western Promenade Rain Garden landscaping plan: Sheet 15 
Rain Garden Details: Sheet 18 
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
ON-SITE WORKSHOP and PUBLIC HEARING 

DEERING OAKS 
 

TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   May 18, 2021 
RE:   May 26, 2021       ON-SITE WORKSHOP & PUBLIC HEARING  
 
Application for: Certificate of Appropriateness for ADA Pathway Construction 

and Parking Lot Expansion  
 
Address:   Deering Oaks 
 
Applicant:   City of Portland Department of Parks, Recreation and Facilities 
    represented by Bob Massengale, Project Manager 
 
Introduction 
Bob Massengale, Project Manager for the Department of Parks, Recreation and Facilities, 
has requested review and approval for a program of site alterations at Deering Oaks.  
Specifically, the Parks Department is proposing to create an accessible pathway that 
extends from an existing gravel parking lot off Tennis Court Road to the Ravine Area. 
Currently, there is no accessible route to the Ravine.  The Parks Department is also 
requesting approval to pave and expand the aforementioned parking lot.  If approved, 
these alterations will be undertaken as part of a larger group of projects planned for 
Deering Oaks in the coming fiscal year.  Other planned improvements include removal of a 
section of bituminous paving in the vicinity of the bandstand; the full, in-kind replacement 
of sections of other existing asphalt pathways and the reconstruction of the small plaza 
abutting the pond across from the castle.  (The pond plaza improvements were approved 
by the Board in 2019 but have not yet been executed. 
 
An ON-SITE workshop has been scheduled to introduce the project, as this type of 
landscape alteration is easier to understand and assess when viewed on site.  Mr. 
Massengale will be leading the workshop.  Following the on-site workshop, a public hearing 
and formal deliberations on the project will continue as part of the regular remote meeting 
schedule.   
 
Enclosed for the Board’s review is a written project description by Mr. Massengale 
(ATTACHMENT 1) and plans for the parking lot paving/expansion and ADA pathway 
construction (ATTACHMENT 2). Also enclosed are the previously-approved plans for the  
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pond edge improvements that were prepared by Mohr & Seredin in 2019 (ATTACHMENT 
3) and current plans that correspond to the original proposal (ATTACHMENT 4).  Note 
that the plans for the pond edge improvement are enclosed for reference purposes only.  
Finally, Mr. Massengale has provided for the Board’s review a copy of the Deering Oaks 
Master Plan (ATTACHMENT 5). 

 
Proposed Site Alterations 
Although Mr. Massengale will be describing the proposed improvements on site, following 
is a brief overview of the requested alterations:   
 
Parking Lot  
Alterations are proposed for the existing parking lot off Tennis Court Road that was 
created for handicapped parking (although the lot is used by other park visitors as well).  
The lot is currently gravel and is in fairly poor condition with frequent ponding.  Plans call 
for paving the lot, which will not only improve its condition, but better comply with its 
intended accessibility function.  Parks Department staff also propose to expand this 
parking lot, effectively doubling its width and increasing its parking capacity (number of 
existing and proposed parking spaces not indicated).  Note that this aspect of the plan is 
identified as an option in the cover letter.  As proposed, the lot is to be expanded towards 
the intersection of Tennis Court Road and Farmers Market Drive and will require the 
removal of three trees.  City Arborist Jeff Tarling has been consulted on the proposed tree 
removal and has determined that the trees are not particularly significant to the park. 
 
ADA pathway to Ravine 
The new pathway will begin immediately behind the parking lot and run parallel to the 
inside edge of the parking lot.  The pathway is proposed to be bituminous, consistent with 
all the pathways within the park.  The pathway continues, crossing Farmers Market Drive 
and sweeping behind the bandstand and down the slope towards the pathway that borders 
the pond.  This existing pathway also leads to the Ravine area with its wading pool.  The 
proposed route for the new connecting path features a gentle slope, meeting ADA 
requirements. 
 
Note also that crosswalk striping and new detectable warning panels are proposed across 
Tennis Court Road and Farmers Market Drive. 
 
Other Improvements 
While working in this area of the park, staff saw an opportunity to reverse an earlier 
addition to the park that is inconsistent with the curvilinear nature of the drives and 
pathways of Deering Oaks.  After the bandstand was constructed in the ----, a driveway was 
added to access the bandstand and provide for easy loading/unloading.  The driveway is 
wide and straight and is incompatible (as is the bandstand itself) with the character of the 
Oaks and its circulation system.  While a limited area for loading is necessary, the extent of 
the existing paving was felt to be unnecessary.  About two thirds of this asphalt drive will 
be removed. 
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Additionally, portions of existing asphalt pathways that are in deteriorated condition will be 
excavated and replaced in kind.  Full tear-out and replacement is being called for to ensure 
an appropriate base and durable paving. 
 
Staff Comments 
Staff is supportive of the proposed addition of a new pathway that provides ADA access to 
a key attraction within the Oaks and finds the proposed solution to be sensitively designed 
to be consistent with the character of Deering Oaks circulation system.  Staff is also 
supportive of paving the now-gravel parking area.   
 
Staff encourages careful consideration of the proposal to expand this parking area, 
however.  Board members should be satisfied that there is a demonstrated and compelling 
need for additional parking within the interior of the park, as alterations of this kind, 
especially in the cumulative, have the potential to erode the pastoral qualities that define 
Deering Oaks.  Note that the 1994 Deering Oaks Master Plan recommends the following: 

Page 42.  #5:  Maintain two small parking nodes along Tennis Court Road (maximum 
six cars each) for short-term drop-off and handicap parking.  ( 

 
Staff is also curious to know whether consideration has been given to pursuing an 
alternative to standard ADA striping, which is proposed to mark the cross-walks on Tennis 
Court Road and Farmers Market Drive.  
 
Applicable Ordinance Review Standards (from Standards for Review of Alterations) 
(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. 

 
(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 archeological 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. 

 
(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. 

 
Motion for Consideration 
On the basis of plans and specifications submitted by the applicant for the May 26, 2021 public 
hearing and information included in the accompanying staff report, the Board finds that the 
proposed site improvements at Deering Oaks are consistent with (not consistent with) the 
Deering Oaks Master Plan and meet (fail to meet) the historic preservation ordinance’s 
Standards for Review of Alterations (subject to the following conditions…….) 
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Attachments: 

1. Cover letter 
2. Plans for parking lot and new pathway 
3. Mohr & Seredin’s 2019 approved plans for pond edge improvements 
4. Current plans for pond edge improvements 
5. Deering Oaks Master Plan 
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Ethan Hipple
Director

Department of Parks, Recreation & Facilities

Alex Marshall
Manager

Parks Division

To: Deb Andrews and Members of the City Historic Commission

From: Robert Massengale, Parks Project Manager

Date: May 12, 2021

Re: Site visit and review for proposed accessibility improvements at Deering Oaks Park

Dear Manager Andrews and Historic Preservation Committee,

I’m writing on behalf of Portland Parks, Recreation, and Facilities regarding proposed accessibility and
pathway improvements for Deering Oaks Park.

The department plans to contract out work to implement a new accessible route to connect an accessible
facility, the ravine pool, with existing ADA parking and the larger park pathway circulation system.
Currently no such route to the pool exists, despite the fact that the pool has an accessible ramp for pool
access. We hope to remedy this condition with a new 6’ wide bituminous trail that would resolve the
grading conditions currently found between the parking and pool location in a fashion that keeps with the
City Beautiful / Beaux Arts character of the parks contextual pathways and guiding Deering Oaks Master
Plan document.

In addition to the proposed trail, we also have a need to ensure the current ADA parking can be paved
and connected to the park pathway system to bring it into a more functional and code compliant state. As
parking has historically been an issue in the park, we have included an expansion option for additional
ADA parking spaces to accommodate parking needs and allow for service vehicles to use for various
maintenance or city purposes. This project also has an opportunity to remove a significant portion of a
paved access drive to the existing band stand, greatly reducing an aesthetically incompatible intrusive
condition from this area of the park.

Finally, this effort has created a means to include paving and path improvements called for in the
2014-2019 Deering Pond Plaza design effort developed by Mohr and Seredin Landscape Architecture.
This design had been developed, reviewed and approved previously. We are including those earlier
documents in this notification as a means of keeping the committee and department informed of our
opportunity to follow through with implementation of this concept in a section of the park that has had
significant material deterioration.

A quick note about design principles and guidance that informed this design effort. We strove to keep the
proposed improvements in step with the 1994 Deering Oaks Masterplan, previous approved design
efforts, and existing park pathway characteristics. The proposed accessible trail alignment threads
through existing trees where necessary and maintains a wide distance from mature trees as much as
possible. The route is ADA compliant and does not exceed 5%.  A generous distance is maintained from
the existing flag pole area, and keeps spacious areas of lawn under the trees between the hill and pond

212 Canco Road, Suite A • Portland, Maine 04103 • 207-808-5400

recreation@portlandmaine.gov • www.portlandprf.com

Att. 1
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pathway were respected to maintain public seating, picnicking and enjoyment of the pond and fountain
views. We have incorporated detailed feedback from the city Arborist in this effort to ensure we protect
adjacent and existing trees as much as possible.

Attached are design documents showing locations of planned improvements proposed for Deering Oaks
Park. The first area of focus showcases alignment and dimensions for the accessible route and the option
for expanded parking. The second area is the 2019 Mohr and Seredin site plan design for the pond plaza
paving improvements.

Sheets included are:
● L000 sheets - Existing conditions / context.

(Note that both project areas for review are shown in one existing conditions sheet. Subsequent
sheets in the L200,300, and the 400 series are enlargements of the two focus areas)

● L200 sheets - Demolition plans for the proposed removals and demolitions
● L300 sheets - Grading and drainage plan diagram for new improvements
● L400 sheets - Materials and layout plan showing construction outcomes.

Specific Deering Oaks Masterplan Recommendation compliance:
● The path resurfacing and pathwork proposed meet the MP goals and objectives, particularly Goal

2. " Facilitation of the use and enjoyment of Deering Oaks" objectives A, B, G, H, and arguably L
for ravine access (Deering Oaks Masterplan (DOMP) pg.29 of Goals and Objectives).

● Work proposed would fall under both Preservation efforts for path resurfacing, and Rehabilitation
for the ADA walk and Parking improvement. (DOMP p.30)

● Finally this effort is in keeping with Goal 5 "maintenance and management" making necessary
repairs to park infrastructure and we are particularly responding to the DOMP in principals for
access, circulation and ADA parking. (pg 42- 44).

Additional Information:
Construction details for the pathways and pedestrian areas would follow city technical standards for:

● bituminous paths - sawcuts with butt joints to be made at intersections where existing paths are to
be maintained or are out of project scope

● granite and cobble curbing conditions
● detectable warning panels for walks at road crossings and ADA compliant ramped access curb

cuts
● Signage and existing timber stanchions would be salvaged and replaced to maintain material

consistency, as would granite cobblestone along road adjacent pathways.

Thank you very much for your time in this review,

Bob Massengale, RLA, Project Manager
City of Portland Parks, Recreation, and Facilities.

212 Canco Road, Suite A • Portland, Maine 04103 • 207-808-5400

recreation@portlandmaine.gov • www.portlandprf.com
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30'0'

NOTES

1. CONTRACTOR TO FIELD VERIFY ALL PROPOSED GRADING

AND RIM ELEVATIONS IN FIELD WITH CITY LANDSCAPE

ARCHITECT / ENGINEER.

2. TOPOGRAPHIC INFORMATION FOUND ON THE PLAN(S) WAS

COMPILED FROM SPRING 2015 LIDAR DATA. GROUND

CLASSIFIED LIDAR POINT DATA WAS USED TO CREATE THE

TOPOGRAPHIC INFORMATION. IN GENERAL,

NON-VEGETATED AREAS WERE COMPILED TO MEET A

VERTICAL ACCURACY OF 0.297 FT. (NVA) AT A 95 PERCENT

CONFIDENCE LEVEL. THIS NON-VEGETATED VERTICAL

ACCURACY (NVA) WAS DERIVED ACCORDING TO THE

NATIONAL STANDARDS FOR SPATIAL DATA ACCURACY

(NSSDA). USERS OF THE MAPPING DATA SHOULD FIELD

VERIFY THE PRESENCE, CONDITION, AND EXTENT OF

ELEVATIONS BEFORE RELYING SOLELY ON THE MAPPING

FOR DECISION MAKING AND DESIGN RELATED

PROCESSES.

3. *THE VERTICAL DATUM OF THE TOPOGRAPHIC MAPPING IS

NGVD29 WITH THE UNITS OF MEASURE IN U.S. SURVEY

FEET. FOR PURPOSES OF THIS PLAN, PORTLAND'S CITY

DATUM AND NGVD29 ARE BEING CONSIDERED

EQUIVALENT.

4. PROTECT EXISTING FEATURES/ STRUCTURES NOT CALLED

OUT FOR REPLACEMENT / ALTERATION

5. THE CITY OF PORTLAND SHALL HAVE THE RIGHT AND

AUTHORITY TO DETERMINE THE ACCEPTABILITY OF THE

WORK AND MATERIALS IN PROGRESS OR COMPLETED.

THE CITY OF PORTLAND SHALL HAVE THE RIGHT TO

REJECT ANY WORK OR MATERIALS WHICH DO NOT

CONFORM, IN ITS SOLE OPINION, TO THE PLANS OR

SPECIFICATIONS.

6. ADDITIONAL TOPOGRAPHY, TREE LOCATIONS, AND

ELECTRICAL MAPPING PROVIDED BY TITCOMB AND

ASSOCIATES

7. WORK LIMITS SHOW PATHWAYS FOR RESURFACING AND

AN ADDITIONAL 5' WORK AREA ON EITHER SIDE OF

PATHWAYS.

8. PARKING AREA EXPANSION WORK LIMITS INCLUDE CROSS

WALKS AND DETECTABLE WARNING PANEL AREAS

INCLUDED IN SCOPE OF WORK

9. ELECTRICAL LINES FOR PATHWAY LIGHTING IDENTIFIED

BY THIRSTY TURF

10. BRIDGE AND EXISTING STAIRS ARE NOT IN SCOPE OF

WORK FOR REPAIRS OR NEW CONSTRUCTION

11. CONTRACTOR TO COORDINATE WITH PARKS AND

RECREATION PROJECT MANAGER ON CONNECTION TO

EXISTING BOSTON TRAP STORM DRAIN ELEMENT PRIOR

TO CONSTRUCTION

12. EXISTING DRIVEWAY TO BE REMOVED AND SOIL

DECOMPACTED TO EXISTING PINE TREE. AREA OF DRIVE

FROM PINE TREE TO NEW WALKWAY LOCATION SHALL

HAVE ASPHALT AND UNSUITABLE SUBGRADE REMOVED,

WITH INTENT TO REPLACE SUBGRADE MATERIAL BASE

AND TO BE TOPPED WITH REINFORCED TURF. SEE DEMO

PLAN SHEET L200

13. EXISTING PATHWAY TO BE REMOVED BETWEEN WEST

EDGE OF RESURFACED PLAZA TO EXISTING BENCH.

RETAINING WALL AND RAILS TO BE REMOVED. SEE DEMO

PLAN SHEET L200

14. EXISTING PARKING AREA TO HAVE SUBGRADE REPLACED

AND PARKING AREA RESURFACED WITH ASHPHALT.

ADDITIONAL PARKING EXPANSION OPTION SHOWN. SEE

DEMO PLAN SHEET L200 AND MATERIALS AND LAYOUT

SHEET L400 FOR MORE INFORMATION

KEY

PROPOSED IMPROVEMENT AREA

AREA OF FOCUS

Att. 2
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EXISTING WALK

AREA OF ABANDONED WATER FOUNTAIN

LINE, COORDINATE IN FIELD WITH PARKS

AND REC STAFF. BOB WEYER CONTACT.
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REMOVE POSTS AND SINGS. SALVAGE

SIGN MATERIALS, EVALUATE

CONDITION OF POSTS WITH PROJECT

MANAGER PRIOR TO DEMOLITION

EXISTING PATH

LIMITS OF WORK

EXISTING TREES  (3)

TO BE REMOVED,

STUMP GROUND

EXISTING TREE (1)

TO BE REMOVED

NORTH

CONSTRUCTION

ENTRANCE

SAWCUT

FOR CONNECTION

TO EXISTING PATH

SEDIMENT

CONTROL BARRIER

DETAIL, PG. L-00

SAW CUT PAVEMENT EDGE AND REMOVE

ASPHALT / GRAVEL SURFACING AND

UNSUITABLE BASE MATERIAL TO 12" DEPTH.

SEE NOTE 2.

EXISTING ASPHALT

AND BASE TO BE

REMOVED TO

SUBBASE. SEE

NOTE 2.

CLEAR AND GRUB LAWN / SOIL

CLEAR / GRUB

EXISTING LAWN / SOIL

SITE STORAGE AREA LIMITS

STORAGE AREA LIMITS

SITE STORAGE AREA LIMITS

TREE PROTECTION TYP.

SEE DETAIL, PG. L-0

SAWCUT

AND REMOVE

EXISTING DRIVE

AREA SOUTH OF

CUT LINE. SEE

NOTE 5
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20'0'

NOTES

1. REFER TO GENERAL PROJECT

NOTES AND SPECIFIC EROSION

CONTROL AND TREE PROTECTION

NOTES ON PG. L.0

2. CONTRACTORS SHALL REMOVE

BITUMINOUS OR GRAVEL PARKING

AREAS TO LEVEL OF SUBGRADE,

EXCEPT WHERE CONDITIONS

PERMIT EXISTING BASE MATERIAL

TO BE RE-COMPACTED AND USED

IF DETERMINED TO BE IN GOOD

CONDITION. DETERMINATION TO

BE MADE BASED ON INFIELD SITE

VISIT WITH OWNERS

REPRESENTATIVE AND

CONTRACTOR.

3. TREE PROTECTION EXTENTS ARE

APPROXIMATE AND TO BE

DETERMINED WITH OWNERS

REPRESENTATIVE AND / OR CITY

ARBORIST IN FIELD PRIOR TO

ESTABLISHMENT

4. UNDERGROUND

UTILITY,STRUCTURE AND

FACILITY LOCATIONS DEPICTED

HERON HAVE BEEN COMPILED, IN

PART, FROM RECORD MAPPING,

CONSTRUCTION DOCUMENTS,

SITE VISITS AND OTHER DATA

SUPPLIED BY OWNER AND / OR

OTHER SOURCES. THESE

LOCATIONS MUST BE

CONSIDERED APPROXIMATE IN

NATURE. OTHER SUCH

UNDERGROUND FEATURES MAY

EXIST ON THE SITE, THE

EXISTENCE OF WHICH ARE

UNKNOWN TO OWNER. THE

EXISTENCE, SIZE, TYPE AND

LOCATION OF ALL SUCH

FEATURES MUST BE DETERMINED

AND VERIFIED IN THE FIELD BY

APPROPRIATE AUTHORITIES

PRIOR TO CONSTRUCTION. CALL

MAINE DIG SAFE SYSTEM

1-888-344-7233

5. AREA OF EXISTING DRIVE BY

BANDSTAND THAT IS TO BE

REMOVED SHALL HAVE ALL

ASPHALT AND UNSUITABLE

GRAVEL BASE REMOVED. IF

GRAVEL SUBBASE IS IN SOUND

CONDITION, BASED ON SITE

DETERMINATION WITH

CONTRACTOR AND OWNERS

REPRESENTATIVE, THE ASPHALT

AND GRAVEL SHALL BE REMOVED

TO A DEPTH OF 6" AND REPLACED

WITH TOPSOIL AND TURF.

5.1. AREAS WITH COMPLETE

DRIVE REMOVAL SHALL BE

DECOMPACTED AND HAVE

TOP 6" AMENDED WITH LOAM

AND A 2" 50:50 COMPOST TO

TOPSOIL BLEND FOR

RESEEDING.

KEY

INLET

PROTECTION

CLEAR AND GRUB

LAWN/TOPSOIL

ASPHALT / GRAVEL

REMOVAL

CONSTRUCTION

ENTRANCE

SILT

FENCE

TREE

PROTECTION

STOCK PILE LIMITS

TREE

REMOVAL

SAW CUT LINE

PROJECT LIMITS
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NOTES:3 ,4,5
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NOTES 3&5.
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RETAINING FEATURE
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SIDEWALK RAMP DETAIL

NTS

1

20'0'

KEY - PROPOSED

LIMITS OF WORK

PROPOSED CONTOUR LINE

DIRECTION AND % OF SLOPE

BOTTOM/TOP OF CURB

SPOT ELEVATION

NEW BOULDER ELEMENT

DETECTABLE WARNING PANEL

NOTES

1. CONTRACTOR TO FIELD VERIFY ALL

PROPOSED GRADING AND RIM ELEVATIONS

IN FIELD WITH CITY LANDSCAPE ARCHITECT

/ ENGINEER.

2. TOPOGRAPHIC INFORMATION FOUND ON

THE PLAN(S) WAS COMPILED FROM SPRING

2015 LIDAR DATA. GROUND CLASSIFIED

LIDAR POINT DATA WAS USED TO CREATE

THE TOPOGRAPHIC INFORMATION. IN

GENERAL, NON-VEGETATED AREAS WERE

COMPILED TO MEET A VERTICAL ACCURACY

OF 0.297 FT. (NVA) AT A 95 PERCENT

CONFIDENCE LEVEL. THIS NON-VEGETATED

VERTICAL ACCURACY (NVA) WAS DERIVED

ACCORDING TO THE NATIONAL STANDARDS

FOR SPATIAL DATA ACCURACY (NSSDA).

USERS OF THE MAPPING DATA SHOULD

FIELD VERIFY THE PRESENCE, CONDITION,

AND EXTENT OF ELEVATIONS BEFORE

RELYING SOLELY ON THE MAPPING FOR

DECISION MAKING AND DESIGN RELATED

PROCESSES.

2.1. *THE VERTICAL DATUM OF THE

TOPOGRAPHIC MAPPING IS NGVD29

WITH THE UNITS OF MEASURE IN U.S.

SURVEY FEET. FOR PURPOSES OF THIS

PLAN, PORTLAND'S CITY DATUM AND

NGVD29 ARE BEING CONSIDERED

EQUIVALENT.ALL NEW PATHWAYS AND

REPAIRED PATHWAYS ON RAVINE POOL

ROUTE AND IN ADA PARKING AREAS

NOT TO EXCEED 5% LONGITUDINAL

SLOPES.

2.2. ADDITIONAL TOPOGRAPHY, TREE

LOCATIONS, AND ELECTRICAL MAPPING

PROVIDED BY TITCOMB AND

ASSOCIATES. UNDERGROUND ELECTRIC

LOCATED BY THIRSTY TURF

3. ALL CROSS SLOPES ON WALKWAYS NOT TO

EXCEED 2%

4. SEE TYPICAL RAMP DETAIL FOR

DETECTABLE WARNING PANEL (DWP) SLOPE

TRANSITIONS BETWEEN DWP AND

WALKWAYS

5. ENSURE POSITIVE DRAINAGE ON ALL SPANS

OF NEW OR REPAIRED WALKWAY SURFACES

AND PARKING SURFACES.

6. ALL ELEVATIONS ARE BASED OFF OF AND

SHOULD BE VERIFIED IN THE FIELD.

7. REFER TO L600 FOR STONE CULVERT

DESIGN INTENT

8. REFER TO GENERAL GRADING NOTES L01

FOR ADDITIONAL GUIDANCE OR

REQUIREMENTS.

BC 23.0

TC 23.5

1.5%

23

27.45'
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NOTES

1. CONTRACTOR TO FIELD VERIFY ALL PROPOSED GRADING

AND RIM ELEVATIONS IN FIELD WITH CITY LANDSCAPE

ARCHITECT / ENGINEER.

2. TOPOGRAPHIC INFORMATION FOUND ON THE PLAN(S) WAS

COMPILED FROM SPRING 2015 LIDAR DATA. GROUND

CLASSIFIED LIDAR POINT DATA WAS USED TO CREATE THE

TOPOGRAPHIC INFORMATION. IN GENERAL,

NON-VEGETATED AREAS WERE COMPILED TO MEET A

VERTICAL ACCURACY OF 0.297 FT. (NVA) AT A 95 PERCENT

CONFIDENCE LEVEL. THIS NON-VEGETATED VERTICAL

ACCURACY (NVA) WAS DERIVED ACCORDING TO THE

NATIONAL STANDARDS FOR SPATIAL DATA ACCURACY

(NSSDA). USERS OF THE MAPPING DATA SHOULD FIELD

VERIFY THE PRESENCE, CONDITION, AND EXTENT OF

ELEVATIONS BEFORE RELYING SOLELY ON THE MAPPING

FOR DECISION MAKING AND DESIGN RELATED

PROCESSES.

3. *THE VERTICAL DATUM OF THE TOPOGRAPHIC MAPPING IS

NGVD29 WITH THE UNITS OF MEASURE IN U.S. SURVEY

FEET. FOR PURPOSES OF THIS PLAN, PORTLAND'S CITY

DATUM AND NGVD29 ARE BEING CONSIDERED

EQUIVALENT.

4. PROTECT EXISTING FEATURES/ STRUCTURES NOT CALLED

OUT FOR REPLACEMENT / ALTERATION

4.1. ANY EXISTING GRANITE COBBLES ALONG PATHS USED

FOR CURBING AND GUTTERS SHALL BE PROTECTED.

IF COBBLES ARE DISTURBED, THEY SHALL BE

REMOVED AND PROTECTED FOR RE-INSTALLATION

WITH PATHWAY RESTRUCTURING / REBUILDING

5. THE CITY OF PORTLAND SHALL HAVE THE RIGHT AND

AUTHORITY TO DETERMINE THE ACCEPTABILITY OF THE

WORK AND MATERIALS IN PROGRESS OR COMPLETED.

THE CITY OF PORTLAND SHALL HAVE THE RIGHT TO

REJECT ANY WORK OR MATERIALS WHICH DO NOT

CONFORM, IN ITS SOLE OPINION, TO THE PLANS OR

SPECIFICATIONS.

6. ADDITIONAL TOPOGRAPHY, TREE LOCATIONS, AND

ELECTRICAL MAPPING PROVIDED BY TITCOMB AND

ASSOCIATES

7. WORK LIMITS SHOW PATHWAYS FOR RESURFACING AND

AN ADDITIONAL 5' WORK AREA ON EITHER SIDE OF

PATHWAYS.

8. PARKING AREA EXPANSION WORK LIMITS INCLUDE CROSS

WALKS AND DETECTABLE WARNING PANEL AREAS

INCLUDED IN SCOPE OF WORK

9. ELECTRICAL LINES FOR PATHWAY LIGHTING IDENTIFIED

BY THIRSTY TURF

10. BRIDGE AND EXISTING STAIRS ARE NOT IN SCOPE OF

WORK FOR REPAIRS OR NEW CONSTRUCTION

11. CONTRACTOR TO COORDINATE WITH PARKS AND

RECREATION PROJECT MANAGER ON CONNECTION TO

EXISTING BOSTON TRAP STORM DRAIN ELEMENT PRIOR

TO CONSTRUCTION
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1"=500'

X

30'0'

NOTES

1. CONTRACTOR TO FIELD VERIFY ALL PROPOSED GRADING

AND RIM ELEVATIONS IN FIELD WITH CITY LANDSCAPE

ARCHITECT / ENGINEER.

2. TOPOGRAPHIC INFORMATION FOUND ON THE PLAN(S) WAS

COMPILED FROM SPRING 2015 LIDAR DATA. GROUND

CLASSIFIED LIDAR POINT DATA WAS USED TO CREATE THE

TOPOGRAPHIC INFORMATION. IN GENERAL,

NON-VEGETATED AREAS WERE COMPILED TO MEET A

VERTICAL ACCURACY OF 0.297 FT. (NVA) AT A 95 PERCENT

CONFIDENCE LEVEL. THIS NON-VEGETATED VERTICAL

ACCURACY (NVA) WAS DERIVED ACCORDING TO THE

NATIONAL STANDARDS FOR SPATIAL DATA ACCURACY

(NSSDA). USERS OF THE MAPPING DATA SHOULD FIELD

VERIFY THE PRESENCE, CONDITION, AND EXTENT OF

ELEVATIONS BEFORE RELYING SOLELY ON THE MAPPING

FOR DECISION MAKING AND DESIGN RELATED

PROCESSES.

3. *THE VERTICAL DATUM OF THE TOPOGRAPHIC MAPPING IS

NGVD29 WITH THE UNITS OF MEASURE IN U.S. SURVEY

FEET. FOR PURPOSES OF THIS PLAN, PORTLAND'S CITY

DATUM AND NGVD29 ARE BEING CONSIDERED

EQUIVALENT.

4. PROTECT EXISTING FEATURES/ STRUCTURES NOT CALLED

OUT FOR REPLACEMENT / ALTERATION

5. THE CITY OF PORTLAND SHALL HAVE THE RIGHT AND

AUTHORITY TO DETERMINE THE ACCEPTABILITY OF THE

WORK AND MATERIALS IN PROGRESS OR COMPLETED.

THE CITY OF PORTLAND SHALL HAVE THE RIGHT TO

REJECT ANY WORK OR MATERIALS WHICH DO NOT

CONFORM, IN ITS SOLE OPINION, TO THE PLANS OR

SPECIFICATIONS.

6. ADDITIONAL TOPOGRAPHY, TREE LOCATIONS, AND

ELECTRICAL MAPPING PROVIDED BY TITCOMB AND

ASSOCIATES

7. WORK LIMITS SHOW PATHWAYS FOR RESURFACING AND

AN ADDITIONAL 5' WORK AREA ON EITHER SIDE OF

PATHWAYS.

8. PARKING AREA EXPANSION WORK LIMITS INCLUDE CROSS

WALKS AND DETECTABLE WARNING PANEL AREAS

INCLUDED IN SCOPE OF WORK

9. ELECTRICAL LINES FOR PATHWAY LIGHTING IDENTIFIED

BY THIRSTY TURF

10. BRIDGE AND EXISTING STAIRS ARE NOT IN SCOPE OF

WORK FOR REPAIRS OR NEW CONSTRUCTION

11. CONTRACTOR TO COORDINATE WITH PARKS AND

RECREATION PROJECT MANAGER ON CONNECTION TO

EXISTING BOSTON TRAP STORM DRAIN ELEMENT PRIOR

TO CONSTRUCTION

12. EXISTING DRIVEWAY TO BE REMOVED AND SOIL

DECOMPACTED TO EXISTING PINE TREE. AREA OF DRIVE

FROM PINE TREE TO NEW WALKWAY LOCATION SHALL

HAVE ASPHALT AND UNSUITABLE SUBGRADE REMOVED,

WITH INTENT TO REPLACE SUBGRADE MATERIAL BASE

AND TO BE TOPPED WITH REINFORCED TURF. SEE DEMO

PLAN SHEET L200

13. EXISTING PATHWAY TO BE REMOVED BETWEEN WEST

EDGE OF RESURFACED PLAZA TO EXISTING BENCH.

RETAINING WALL AND RAILS TO BE REMOVED. SEE DEMO

PLAN SHEET L200

14. EXISTING PARKING AREA TO HAVE SUBGRADE REPLACED

AND PARKING AREA RESURFACED WITH ASHPHALT.

ADDITIONAL PARKING EXPANSION OPTION SHOWN. SEE

DEMO PLAN SHEET L200 AND MATERIALS AND LAYOUT

SHEET L400 FOR MORE INFORMATION

KEY

PROPOSED IMPROVEMENT AREA

AREA OF FOCUS
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TREE PROTECTION TYP. SEE DETAIL, PG. L-0

CLEAR / GRUB

EXISTING

LAWN / SOIL

REMOVE ASPHALT /

GRAVEL SURFACING

AND UNSUITABLE BASE

MATERIAL TO 12"

DEPTH. SEE NOTE 2.

EXISTING

PATH

SAWCUT

FOR CONNECTION

TO EXISTING PATH

AREA IN REV CLOUD LINE TO BE COMPLETELY REMOVED UP

TO EXISING BACK OF CURB. REMOVE ASPHALT / GRAVEL

SURFACING AND UNSUITABLE BASE MATERIAL TO FULL

DEPTH, OR 12" DEPTH, WHICHEVER IS GREATER. SEE NOTE 2.
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REMOVE

BRICK WALK

FROM AREA

SHOWN TO

EXISTING

ASPHALT

PAVMENT
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REMOVE AND

DISPOSE OF

EXISTING RETAINING

WALL + RAILING

REMOVE AND

STOCKPILE

REGULATORY SINGS

AND POSTS, TYP.

EXISTING BENCH TO BE

REMOVED AND

STORED, NEW PAD

POURED AND BENCH

REPLACED

SAWCUT

FOR CONNECTION

TO EXISTING PATH
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10'0'

NOTES

1. REFER TO GENERAL PROJECT

NOTES AND SPECIFIC

DEMOLITION, ESC, AND TREE

PROTECTION NOTES ON PG. L.0

2. CONTRACTORS SHALL REMOVE

BITUMINOUS OR GRAVEL

PARKING AREAS TO LEVEL OF

SUBGRADE, EXCEPT WHERE

CONDITIONS PERMIT EXISTING

BASE MATERIAL TO BE

RE-COMPACTED AND USED IF

DETERMINED TO BE IN GOOD

CONDITION. DETERMINATION TO

BE MADE BASED ON INFIELD SITE

VISIT WITH OWNERS

REPRESENTATIVE AND

CONTRACTOR.

3. TREE PROTECTION EXTENTS ARE

APPROXIMATE AND TO BE

DETERMINED WITH OWNERS

REPRESENTATIVE AND / OR CITY

ARBORIST IN FIELD PRIOR TO

ESTABLISHMENT

4. UNDERGROUND

UTILITY,STRUCTURE AND

FACILITY LOCATIONS DEPICTED

HERON HAVE BEEN COMPILED, IN

PART, FROM RECORD MAPPING,

CONSTRUCTION DOCUMENTS,

SITE VISITS AND OTHER DATA

SUPPLIED BY OWNER AND / OR

OTHER SOURCES. THESE

LOCATIONS MUST BE

CONSIDERED APPROXIMATE IN

NATURE. OTHER SUCH

UNDERGROUND FEATURES MAY

EXIST ON THE SITE, THE

EXISTENCE OF WHICH ARE

UNKNOWN TO OWNER. THE

EXISTENCE, SIZE, TYPE AND

LOCATION OF ALL SUCH

FEATURES MUST BE

DETERMINED AND VERIFIED IN

THE FIELD BY APPROPRIATE

AUTHORITIES PRIOR TO

CONSTRUCTION. CALL MAINE DIG

SAFE SYSTEM 1-888-344-7233

KEY

INLET

PROTECTION

CLEAR AND GRUB

LAWN/TOPSOIL

ASPHALT / GRAVEL

REMOVAL

CONSTRUCTION

ENTRANCE

SILT

FENCE

TREE

PROTECTION

STOCK PILE LIMITS

TREE

REMOVAL

SAW CUT LINE

PROJECT LIMITS
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10'0'

KEY - PROPOSED

LIMITS OF WORK

PROPOSED CONTOUR LINE

DIRECTION AND % OF SLOPE

BOTTOM/TOP OF CURB

SPOT ELEVATION

NEW BOULDER ELEMENT

DETECTABLE WARNING PANEL

NOTES

1. CONTRACTOR TO FIELD VERIFY ALL

PROPOSED GRADING AND RIM ELEVATIONS

IN FIELD WITH CITY LANDSCAPE ARCHITECT

/ ENGINEER.

2. TOPOGRAPHIC INFORMATION FOUND ON

THE PLAN(S) WAS COMPILED FROM SPRING

2015 LIDAR DATA. GROUND CLASSIFIED

LIDAR POINT DATA WAS USED TO CREATE

THE TOPOGRAPHIC INFORMATION. IN

GENERAL, NON-VEGETATED AREAS WERE

COMPILED TO MEET A VERTICAL ACCURACY

OF 0.297 FT. (NVA) AT A 95 PERCENT

CONFIDENCE LEVEL. THIS NON-VEGETATED

VERTICAL ACCURACY (NVA) WAS DERIVED

ACCORDING TO THE NATIONAL STANDARDS

FOR SPATIAL DATA ACCURACY (NSSDA).

USERS OF THE MAPPING DATA SHOULD

FIELD VERIFY THE PRESENCE, CONDITION,

AND EXTENT OF ELEVATIONS BEFORE

RELYING SOLELY ON THE MAPPING FOR

DECISION MAKING AND DESIGN RELATED

PROCESSES.

2.1. *THE VERTICAL DATUM OF THE

TOPOGRAPHIC MAPPING IS NGVD29

WITH THE UNITS OF MEASURE IN U.S.

SURVEY FEET. FOR PURPOSES OF THIS

PLAN, PORTLAND'S CITY DATUM AND

NGVD29 ARE BEING CONSIDERED

EQUIVALENT.ALL NEW PATHWAYS AND

REPAIRED PATHWAYS ON RAVINE POOL

ROUTE AND IN ADA PARKING AREAS

NOT TO EXCEED 5% LONGITUDINAL

SLOPES.

2.2. ADDITIONAL TOPOGRAPHY, TREE

LOCATIONS, AND ELECTRICAL MAPPING

PROVIDED BY TITCOMB AND

ASSOCIATES. UNDERGROUND ELECTRIC

LOCATED BY THIRSTY TURF

3. ALL CROSS SLOPES ON WALKWAYS NOT TO

EXCEED 2%

4. SEE TYPICAL RAMP DETAIL FOR

DETECTABLE WARNING PANEL (DWP) SLOPE

TRANSITIONS BETWEEN DWP AND

WALKWAYS

5. ENSURE POSITIVE DRAINAGE ON ALL SPANS

OF NEW OR REPAIRED WALKWAY SURFACES

AND PARKING SURFACES.

6. ALL ELEVATIONS ARE BASED OFF OF AND

SHOULD BE VERIFIED IN THE FIELD.

7. REFER TO GENERAL GRADING NOTES L001

FOR ADDITIONAL GUIDANCE OR

REQUIREMENTS.

BC 23.0

TC 23.5

1.5%

23

27.45'
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RESURFACED

BITUMINOUS

PLAZA

NEW 6"

GRANITE

CURB

CONNECT TO

EXISTING WALK.

SAW CUT, REBUILD

WITH BUTT JOINT

NEW BITUMINOUS PLAZA

PAVING TO TRANSITION AT

EXISTING BRICK WALK EDGE.

EXISTING BENCH TO BE

RELOCATED TO NEW

CONCRETE PAD

EXISTING GRANITE

COBBLE TO BE

RE-INSTALLED.

REMOVED PATH AREA

TO BE DECOMPACTED

AND RE-SEEDED. SEE

NOTE

2
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'

15'

7
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1
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0

'

3

8
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'

RESET GRANITE EDGE FOR

SECURE, LEVEL SURFACE

FOR ANY UNSECURE

COPING STONES ALONG

POND WALL, ADJACENT TO

WALK.

22" SEATWALL WITH

GRANITE CAPSTONE. TO

MATCH POND WALL

CHARACTER. 18"

CONTINUOUS GRANITE

BLOCK AS AD ALT.

(CONTRACTOR TO BUILD

SAMPLE FOR APPROVAL)

6
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10'0'

NOTES

1. CONTRACTOR TO FIELD VERIFY ALL PROPOSED GRADING

AND RIM ELEVATIONS IN FIELD WITH CITY LANDSCAPE

ARCHITECT / ENGINEER.

2. TOPOGRAPHIC INFORMATION FOUND ON THE PLAN(S) WAS

COMPILED FROM SPRING 2015 LIDAR DATA. GROUND

CLASSIFIED LIDAR POINT DATA WAS USED TO CREATE THE

TOPOGRAPHIC INFORMATION. IN GENERAL,

NON-VEGETATED AREAS WERE COMPILED TO MEET A

VERTICAL ACCURACY OF 0.297 FT. (NVA) AT A 95 PERCENT

CONFIDENCE LEVEL. THIS NON-VEGETATED VERTICAL

ACCURACY (NVA) WAS DERIVED ACCORDING TO THE

NATIONAL STANDARDS FOR SPATIAL DATA ACCURACY

(NSSDA). USERS OF THE MAPPING DATA SHOULD FIELD

VERIFY THE PRESENCE, CONDITION, AND EXTENT OF

ELEVATIONS BEFORE RELYING SOLELY ON THE MAPPING

FOR DECISION MAKING AND DESIGN RELATED

PROCESSES.

3. *THE VERTICAL DATUM OF THE TOPOGRAPHIC MAPPING IS

NGVD29 WITH THE UNITS OF MEASURE IN U.S. SURVEY

FEET. FOR PURPOSES OF THIS PLAN, PORTLAND'S CITY

DATUM AND NGVD29 ARE BEING CONSIDERED

EQUIVALENT.

4. PROTECT EXISTING FEATURES/ STRUCTURES NOT CALLED

OUT FOR REPLACEMENT / ALTERATION

5. THE CITY OF PORTLAND SHALL HAVE THE RIGHT AND

AUTHORITY TO DETERMINE THE ACCEPTABILITY OF THE

WORK AND MATERIALS IN PROGRESS OR COMPLETED.

THE CITY OF PORTLAND SHALL HAVE THE RIGHT TO

REJECT ANY WORK OR MATERIALS WHICH DO NOT

CONFORM, IN ITS SOLE OPINION, TO THE PLANS OR

SPECIFICATIONS.

6. ADDITIONAL TOPOGRAPHY, TREE LOCATIONS, AND

ELECTRICAL MAPPING PROVIDED BY TITCOMB AND

ASSOCIATES

7. WORK LIMITS SHOW PATHWAYS FOR RESURFACING AND

AN ADDITIONAL 5' WORK AREA ON EITHER SIDE OF

PATHWAYS.

8. PARKING AREA EXPANSION WORK LIMITS INCLUDE CROSS

WALKS AND DETECTABLE WARNING PANEL AREAS

INCLUDED IN SCOPE OF WORK

9. ELECTRICAL LINES FOR PATHWAY LIGHTING IDENTIFIED

BY THIRSTY TURF

10. BRIDGE AND EXISTING STAIRS ARE NOT IN SCOPE OF

WORK FOR REPAIRS OR NEW CONSTRUCTION

11. CONTRACTOR TO COORDINATE WITH PARKS AND

RECREATION PROJECT MANAGER ON CONNECTION TO

EXISTING BOSTON TRAP STORM DRAIN ELEMENT PRIOR

TO CONSTRUCTION

12. ALL COBBLE IMPACTED BY ADJACENT PATHWAY REMOVAL

TO BE SALVAGED FOR RE-INSTALLATION. ANY DAMAGED

OR UNUSABLE STONES TO BE REPLACED WITH MATCHING

NEW BLOCK TO BE APPROVED BY OWNERS

REPRESENTATIVE.
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

43 HOWARD STREET 
 
 

TO:  Chair Pollard and Members of the Historic Preservation Board  
FROM:   Deb Andrews, Historic Preservation Program Manager 
DATE:   May 21, 2021 
RE:   May 26, 2021      PUBLIC HEARING 
 
Application for: Determination of Proposed Single-Family Home’s Conformance 

with Historic Preservation Ordinance New Construction 
Standards  

  This review is pursuant to the requirements set forth in                       
                    the Munjoy Hill Neighborhood Conservation District for                 
                    Demolition Review  

   
Address:   43 Howard Street 
Applicant:   Ryan Walker and Alissa Parker-Walker 
Project Architect: Maria Berman and Bradley Horn, Berman Horn Studio 
 
Introduction 
Following a preliminary review on May 5th, applicants Ryan 
Walker and Alissa Parker-Walker and architects Maria 
Berman and Bradley Horn have requested a public hearing 
and final review of their proposal for construction of a 
new single-family home at 43 Howard Street.  Although 
the proposed project is outside the boundaries of the new 
Munjoy Hill Historic District, the property is located within 
the Munjoy Hill Neighborhood Conservation Overlay 
District, where the Historic Preservation has been 
assigned responsibility for determining whether design  
proposals for new construction involving the  
removal/replacement of a “preferably preserved”  
buildings are consistent with historic preservation ordinance new construction standards.  
Where the Board finds that a proposal meets the historic preservation ordinance standards, the 
applicant can proceed with demolition before the otherwise-applicable 12-month delay period 
ends.  (The Board cannot prevent the demolition, unless it moves forward to nominate the 
existing building for individual landmark designation.) 
 

Existing structure at 43 Howard 
determined to be preferably 
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In preparation for the public hearing, project architects Maria Berman and Bradley Horn 
have provided a memo describing the design revisions made since the May 5th workshop 
and addressing the comments and concerns expressed by members of the Board and 
public at the preliminary review.  The enclosed submission also includes an additional 
rendering of the proposed residence. 
 
Staff has also provided excerpts from the applicant’s May 5th proposal for reference 
purposes—see ATTACHMENT 3. 
 
Background (The following three sections of this report are repeated from the 5/5/21 workshop 
memo) 
Role and Responsibilities of the Historic Preservation Board in the MHNCD 
The Munjoy Hill Neighborhood Conservation Overlay District was adopted by the City  
Council in June 2018 following a 6-month moratorium on demolition within Munjoy Hill’s R-6 
zone.  The moratorium was imposed to provide time for Planning Staff to revisit existing zoning 
and other land use tools applicable within Munjoy Hill’s R-6 zone and make recommendations for 
new or revised measures to more effectively manage development in the neighborhood.  The 
MHNCD, which includes revised zoning, demolition controls and modified design standards, was 
adopted as a result of this evaluation.  (The recently-adopted Munjoy Hill Historic District was 
also among the suite of tools recommended by Planning staff in June 2018, but given the 
detailed process required for historic district designation, Council was not in a position to 
designate the district at that time.  Instead, it directed staff to begin the analysis and review 
process necessary for designation.) 
 
Under the MHNCD regulations, the Historic Preservation Board has been assigned a number of 
specific responsibilities.  They are as follows: 

1. Consider any appeals of the Planning Authority’s determination of ‘preferably preserved’ 
status for a building proposed for demolition;  
 

2. Review infill construction proposals--whether or not they involve a ‘preferably preserved’ 
building--under the Alternative Design Review (ADR) option provided for in the R-6 
Design Certification Program.  The ADR process is available to applicants whose projects 
cannot meet all of the specific design standards applicable in the R6 zone, but who 
believe their project otherwise meets the R6 zone’s design principles; and 

  
3. Review infill construction proposals during the required demolition delay period, when 

requested, to determine whether the proposed new construction meets the historic 
preservation ordinance’s Standards for New Construction.  (Note:  these types of 
projects are subject to the same design review process as required for projects within a 
designated historic district, with the thought that application of the most rigorous 
standards was appropriate for such requests.)  Under this provision, the Planning 
Authority may lift the demo delay period if the HP Board finds that the new construction 
standards have been met. 
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The Historic Preservation Board should bear in mind that these new responsibilities are separate 
from those associated with the historic preservation ordinance and may differ somewhat in  
 
intent.  For example, in those instances where the HP Board upholds the Planning Authority’s  
determination of a building’s ‘preferably preserved’ status, this decision does not prevent the  
building from being demolished.  Rather, it subjects the applicant to the demo delay period 
during which alternatives to demolition are encouraged and explored.    
 
Where a ‘preferably preserved’ building is found to be of such architectural and/or historical 
significance that individual landmark designation is warranted, such designation may be pursued 
under the process outlined in the historic preservation ordinance. 
 
Project Context 
Staff provided for the workshop a number of photographs of the project site’s immediate and 
larger context.  The subject property is immediately abutted by two wood frame gable-end-to-
the-street residential structures which are typical of the prevailing development pattern on 
Munjoy Hill.   
 
While the subject block of Howard Street is somewhat eclectic—contemporary flat-roofed 
residential buildings are located at each end of the block--much of the surrounding context is 
consistent with the historic development pattern that characterizes most of Munjoy Hill.  The 
buildings on both sides of the street are typical of the neighborhood in that they are closely 
spaced and range from one-and-a-half to three stories.  The buildings are predominately 
vernacular interpretations of the Italianate or Second Empire style, with the exception of the 
newer buildings noted above.  Most dwellings are wood-frame construction with clapboard 
exteriors.  Buildings generally have small footprints, with their narrow end facing the street.  
While the front-end gable is the predominant roof form, examples of mansard and flat roofs are 
also present.  Most houses are two or three bays wide, often with a projecting bay or front 
porch.  Most rest above a raised brick foundation and are generally set at or near the sidewalk.  
Entrances are generally located on the street façade, although there are examples of primary 
entrances on the side elevation.  Parking, where provided, is accommodated in narrow driveways 
to the side of the dwelling.   
 
Summary of May 5 Workshop 
Board members responded favorably to the design proposal in terms of its response to a 
number of compatibility factors that are considered when evaluating infill construction. 
The proposed building’s form and massing, overall scale, roof form, orientation and 
relationship to the street, material palette, and (upper) façade composition and 
fenestration were found to relate successfully to its surrounding context.  Although the 
proposed design departs from its neighbors in a number of respects—the significant 
setback of the ground floor on the front and side elevations, the overhang of the upper 
floors over the ground floor, the “cut out” of the overhang to reveal the first-floor window 
on the front facade, the fact that the datums do not align with the actual floor levels, the  
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shingled exterior punctuated by a series of horizontal bands--members of the Board did  
not find these design and material departures to be incompatible with the context. As one 
member of the Board put it, the design is “peculiarly contextual”.   
 
While Board members and members of the public attending the workshop commended 
the overall design solution, there was universal concern about the proposed treatment of 
the ground floor level of the front façade.  While it was understood that the building was 
intended to be simple and spare in design, the treatment of the ground floor was found to 
be excessively “austere” and to lack necessary engagement with the street.  Board 
members noted the presence of the single window, the bottom sill of which was set high 
above the sidewalk; the amount of blank wall that flanked the window; and the fact that the 
entry stairs were set entirely within the volume of the building.  The project architects 
were encouraged to consider ways to engage the ground floor with the street and to 
highlight the entry.  Potential measures discussed included pulling at least a portion of the 
entry stairs out towards the street, modifying the window treatment on the ground floor, 
etc. 
 
Project architects were also asked to consider lowering the building height, which would 
improve the overall proportions of the building and align it better with the scale and 
proportions of surrounding buildings.   
 
The shift in exterior cladding for the ground floor was also found by some to 
overcomplicate the design solution. 
 
Final Design Revisions 
The enclosed cover letter from the project architects outlines the design revisions that 
have been made in response to comments at the May 5 workshop.  The letter also 
describes where suggestions from the Board were explored and rejected in favor of the 
original design concept.  The rationale for the choices made is also provided.  Briefly, the 
original proposal has been modified as follows: 
 

• The size of the first floor window on the front façade has been significantly  
increased.  The window is now a single 6-lite fixed sash. 

• The height of the building has been reduced by approximately one foot. 
• The roof eaves have been extended to “create a visual sense of downward slope” 

 and to decrease the apparent height of the sidewalls  
• The exterior shingles and trim are to be painted. 
• The masonry foundation shown in the 5/5 proposal has been eliminated. (This 

change is not included in the letter. 
  
Note that the final renderings show foundation plantings and are intended to better 
illustrate how the front of the building and site treatment will appear from the street and 
sidewalk. 
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Staff comments 
In staff’s view, the adjustment in the height of the building is a positive change that 
improves the overall building proportions and relationship to abutting structures.  Staff is 
also pleased to learn that the exterior will be painted, as a natural finish exterior would 
depart significantly from the tradition of painted or stained wood exteriors in this historic 
neighborhood.  
 
Staff does question whether the concerns expressed about front façade’s ground floor 
treatment have been adequately resolved.  While staff does not necessarily share the view 
that the recessed entry porch needs to be brought forward in order for the building to 
engage the street (there are other examples of this treatment within the neighborhood), 
the balance of the ground floor façade remains a distinct departure from the prevailing 
character of the street.  In staff’s view, while expanding the size of the window is a positive 
move, the size of the window being proposed seems excessively large for its context.  
Although there are large ground floor bay windows on buildings throughout the 
neighborhood, the individual windows within the bays are much smaller than what is 
proposed and their presence within surrounding casework results in a much finer, more 
domestic scale.  Perhaps consideration could be given to adjusting the width of the 
window a bit to reduce its impact.  (Staff does appreciate the fact that the window is now 
longer and the sill lower.)  Ultimately, the Board will need to determine whether, on 
balance, the design proposal meets the required compatibility test. 
 
While the proposal does not include the number of details, wall sections and specifications 
typically required for final review of projects within historic districts, submission 
requirements for design review within the context of MHNCD are not as specific.   The 
Board will need to determine whether the level of detail provided is sufficient to make its 
determine as to whether the design proposal for 43 Howard is consistent with the new 
construction standards of the historic preservation ordinance. 
 
Applicable Ordinance Review Standards (Standards for New Construction) 
Following is the preamble from the chapter on new construction in the Portland Historic 
Resources Design Manual.  The preamble is highlighted below because it characterizes the 
philosophy behind the preservation ordinance’s new construction standards and  
intended application.   
 

The placement of a new building or building addition into an existing historic context presents design 
problems often quite difference for those for new construction on open sites.  The challenge, simply 
put, is one of designing a building which is both distinct from and compatible with the buildings that 
surround it. 
 
Striking a balance between continuity and change is especially important within historic districts.  On 
the one hand, a commitment to historic preservation should not stifle dynamic, creative contemporary  
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architecture.  On the other hand, ill-conceived new construction can easily diminish the visual qualities 
which led to an historic district’s special designation. 
 
The purpose of the [ordinance’s new construction] standards is to provide guidance in 1) identifying 
the visual qualities of a given site’s context and 2) assessing whether or not a proposed design is likely 
to compliment that context.  The replacement of historic fabric with new construction can, especially 
in the aggregate, alter the appreciation of an area as a historic district.  Therefore, new construction in 
such a setting must be carried out with extreme care and respect for that context. 
 
The challenge is to design a building which is both distinct from and compatible with the 
buildings that surround it.  The purpose of the following standards is to provide guidance in 
identifying the visual qualities of a given site’s context, and to assess whether or not a proposed 
design is likely to compliment that context.   
 
The central idea behind good design in an historic context is a simple one. The scale, mass, 
orientation and articulation of an infill building should be compatible with that of the buildings 
that surround it.  Compatibility refers to the recognition of patterns and characteristics which 
exist in a given setting, and responsiveness in a new design which respects these established  
patterns and characteristics.  Although similarity of design is one way of achieving compatibility     
in an historic context, a creative and distinctly contemporary design response is both permitted  
and encouraged with the parameters of the new building’s context. 

 
There are a number of building characteristics which can be used to gauge visual compatibility of 
new construction in an existing context.  A new building need not follow the pattern set by its 
neighbors in each and every category.  But it should relate to a number of the easily discernable 
traits.  These characteristics are: 
 
Scale and Form 
 Height  
 Width  
 Proportion of principal facades  
 Roof shapes  
 Scale of the structure 
 
Composition of Principal Facades 
 Proportion of openings  
 Rhythm of solids to voids in facades 
 Rhythm of entrance porch and other projections  
 Relationship of materials, texture and color  
 Signs, canopies and awnings 
 
 Relationship to the street 
 Walls of continuity  
 Rhythm of spacing and structures on streets  
 Directional expression of principal elevations  
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Motion for Consideration 
On the basis of plans and specifications submitted by the applicant for the May 26, 2021 public 
hearing and information included in the accompanying staff report, the Board finds that the new 
construction proposal for 43 Howard Street is (is not) consistent with the historic preservation 
ordinance’s Standards for Review of Construction (subject to the following conditions…….), as 
required under Sec. 8.7.5 E of the Munjoy Hill Neighborhood Conservation Overlay District.  
 
 
 

 
 

ATTACHMENTS 
1. Cover letter from project architects 
2. Final plans, elevations and renderings 
3. Excerpts from original (May 5) proposal 
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B E R M A N  H O R N  S T U D I O  L L P
A r c h i t e c t u r e  a n d  D e s i g n

4 6 1  W e s t  1 5 3 r d  S t r e e t  N e w  Y o r k ,  N e w  Y o r k  1 0 0 3 1  
9 1 7 - 6 6 4 - 6 0 1 3  /  9 1 7 - 6 6 4 - 6 0 1 4  
i n f o @ b e r m a n h o r n s t u d i o . c o m  

April 1, 2021 

Historic Preservation Board 
389 Congress St. 
Fourth Floor 
Portland, ME 04101 

RE:  43 Howard Residence 
43 Howard Street 
Chart, Block, Lot 14-H-8 

To the Historic Preservation Board, 

On behalf of our clients Ryan Walker and Alyssa Parker-Walker, we are submitting our 
proposal to you for a new single-family residence located at 43 Howard Street, within the 
Munjoy Hill Overlay District of Portland, Maine.  

In September of 2020 we applied for permission to demolish the existing structure at 43 
Howard Street. We received a response on November 20th, 2020 that the current structure on 
lot 14 has been designated as Preferably Preserved. The existing structure is in unimproved 
condition and does not meet todays structural or environmental codes.  Its has under scaled 
and water damaged structural members and no insulation. It lacks any updated plumbing, 
electrical or HVAC infrastructure.  As such, it will need extremely significant renovation to 
meet current codes and our clients’ needs. While we appreciate the value of the existing 
house as part of the neighboring context, we are proposing a new construction within the 
foundation and general footprint of the existing structure that better meets the needs and 
lifestyle of our clients and their family. Our proposed design seeks a dialogue with the 
existing historical context of the neighborhood, through the perspective of contemporary 
lifestyle and architectural practices. 

Munjoy Hill was one of the last neighborhoods to be developed in Portland and has a diverse 
and dense history. While it was initially settled in the early seventeenth century, it 
experienced a residential boom in the early to mid-nineteenth century due to the destruction 
of much housing stock in the Great Fire of 1866. This catastrophe set off a new construction 
boom in Portland with many of the new homes rebuilt within Munjoy Hill being of the 
Italianate and Second Empire style. Built in 1874, 43 Howard is stylistically in keeping with 
the surrounding neighborhood in terms of roof pitch, window placement, cladding, width, 
street setback and lot size.  Many of the neighboring structures are similar, and are two to 
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three stories in height, gable fronted and of a width in keeping with the relatively narrow and 
long lots. Many have a raised porch or door hood and are either shingled or have horizontal 
wood siding with windows that are symmetrically placed, of similar size and rectangular in 
shape.  
 
Our goal is to generally conform to the overall scale and built fabric of the neighborhood 
while creating a new residence that meets our client’s needs. We do not seek to create an 
exact historicist recreation, but rather, engage in dialogue with the architectural features and 
characteristics of the Munjoy Hill neighborhood that both unify it and make it unique within 
greater Portland. 
 
Our project proposes a three-thousand square foot single family home with a cellar, two 
stories and an attic. It maintains the general existing width, gable-fronted orientation, roof 
angle, and general cladding materials. To gain additional height in the cellar, and to create a 
connection to the rear yard, we propose elevating the first-floor level by three risers and 
adding an additional upper floor to gain the necessary square footage. This results in a raised 
entry porch that is at a similar level to neighboring buildings. The overall finished height is 
just taller than the neighboring building to the east, and similar in height to those across the 
street. It follows all MHCOD zoning guidelines. We maintain a generally symmetrical 
window and door layout on the front façade.  
 
Our clients requested off-street parking in the east side yard. This resulted in a design 
solution that subtly notches the first floor to gain width for the parking area, while 
maintaining the original house width above. This allowed us to conceptualize the first floor 
as a different volume from the second floor and attic above, and this is represented through 
differentiation in cladding direction and a slight overhang on the front façade as well. This 
design decision creates a sense of a home made of two parts, with the memory of the existing 
house “lifted” above a new added floor. The second floor and attic are clad in a mix of 
painted shingle and horizontal siding.  This banding will all be painted all one color to 
introduce a subtle textural ornamentation and diminish the sense of verticality. The first floor 
will have vertical siding and be unified in color to the above. The shadow line of the 
overhang will continue on the sides as a subtle demarcation of the transformation of the 
house. We plan to maintain the roof line and soffit return, as well as the raised porch seen in 
many of the surrounding structures. We propose rectangular punched windows throughout 
most of the structure. 
 
At our Workshop Session on May 5th 2021 we received much productive feedback both from 
the Preservation Board and community members. The main points addressed the 
approachability of the street frontage vis-a-vis the scale of the first floor front window, the 
entry porch, and material choice as well as the overall scale of the building.  We gave serious 
thought and consideration to these notes and studied them through several design iterations. 
We have greatly increased the size of the first floor window that faces the street, creating 
much more transparency on the façade.  We diminished the overall height of the house by 
over a foot.  We have also extended the eaves to create a visual sense of downward slope, 

Page 188



and a decrease in the height of the sidewalls. We studied the potential of bringing out the 
raised porch, but the result detracted from the overall design vision.  We believe that 
welcoming lighting in the covered porch as well as a vibrantly colored and visually 
transparent front door will create an inviting entry, connection to street, and sheltered place 
for sitting and chatting with neighbors. Our updated renderings convey this. We also believe 
that the presence of perennial plantings at the base of the house will soften its connection to 
the ground and create a vibrant visual interest at street level. We have also explored material 
choice and believe we will be proceeding with painted natural wood shingles and boards in a 
light color. The overall result will be inviting and open to the street and community. Our goal 
is to create a home that tastefully balances a new home with the scale, texture, and feel of the 
existing residential fabric of the neighborhood. 
 
We look forward to hearing your thoughts and working with you on the development of this 
project. Please feel free to contact us with any further questions or concerns you may have.  
 
Sincerely,  
Berman Horn Studio, LLP 
 
 
 
Maria Berman, RA and Bradley Horn, NCARB 
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Solange Kellermann
May 5, 2021, 5:15:47 PM

to h...@portlandmaine.gov

We are writing regarding the proposed plans for the construction of a single-family house located at 43 Howard Street on the
“East End” in Portland. The purpose of this correspondence is to express concerns we have as neighbors regarding some of the
structural and cosmetic design features of this proposal in its current iteration. It is important to note that we have met the new
owners, find them exceptionally warm and friendly and look forward to enjoying them as neighbors for years to come. 

However, as neighbors who live across the street from the proposed single-family residential project, these are our observations
and concerns:  

The overall effect of this proposal is one of a very large “monolith”; its size is disproportionate relative to its immediate
neighbors. 
 The height of construction projects in Portland is a perennial issue; for us it is deeply concerning because we will lose
some of our cherished view of Portland Harbor as a result of what we feel is the excessive height of this proposal. 
The street level design of the building, in our view, diminishes from the charm of Howard Street as it currently exists.  It
appears that the lower-level exterior plans for this home is a stucco or concrete finish giving the overall affect a boxy, cold
and out of place feel. 

Thank you for your consideration of our concerns.

Daniel Eber
Solange Kellermann
207-774-4728
207-577-0648

"peace, love and wash your hands" Jill Osgood

� � �
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