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LEGAL ADVERTISEMENT
HISTORIC PRESERVATION BOARD

CITY OF PORTLAND
Public comments are taken at all meetings.

On Wednesday, March 18, 2015, 5:00 p.m., Room 209, 2nd Floor, City Hall, the Portland 
Historic Preservation Board will hold a meeting to review the following items:

1. PUBLIC HEARING

i. Certificate of Appropriateness for Proposed Site Alterations, including Expansion of 
Parking Area; 147 CONGRESS STREET; Congress 127 Apartments, LLC, 
Applicant.

ii. Certificate of Appropriateness for Proposed Demolition, New Construction and Site 
Alterations; UNE CAMPUS, VICINITY OF ALUMNI HALL; University of New 
England, Applicant.

Break for Dinner; Meeting Resumes at 7:15

2. WORKSHOP

i. Preliminary Review of Proposed Historic District Designation, including  
Presentation on Findings of Building Condition Report; PORTLAND COMPANY 
COMPLEX, 58 FORE STREET; District Nomination initiated by Historic 
Preservation Board Members John Turk and Ted Oldham.

Contact the Department of Planning and Urban Development, Planning Division,
874-8726 for further information.  To access agenda materials on-line, please visit the 
following web address on or after the Friday preceding the meeting date:  
http://www.portlandmaine.gov/historic.htm



CITY OF PORTLAND, MAINE 
HISTORIC PRESERVATION BOARD 

Scott Benson, Chair 
Bruce Wood, Vice Chair 

Glenn Harmon 
Ted Oldham 

Penny Pollard 
Julia Sheridan 

John Turk 
 

HISTORIC PRESERVATION BOARD AGENDA 
March 18, 2015, 5:00 p.m. - Room 209, Portland City Hall 

 
Public comment is taken at all meetings. 

 
1. ROLL CALL AND DECLARATION OF QUORUM 
2. COMMUNICATIONS AND REPORTS 
3. REPORT OF DECISIONS OF MARCH 3, 2015: 
 
 There were not public hearing items to report on. 
 
4. PUBLIC HEARING – 5:00 p.m. 

 
i. Certificate of Appropriateness for Proposed Site Alterations, including Expansion of Parking Area; 

147 CONGRESS STREET; Congress 127 Apartments, LLC, Applicant. 
 

ii. Certificate of Appropriateness for Proposed Demolition, New Construction and Site Alterations; 
UNE CAMPUS, VICINITY OF ALUMNI HALL; University of New England, Applicant. 

 
Break for Dinner; Meeting Resumes at 7:15 p.m. 
 
5. WORKSHOP 
 

i. Preliminary Review of Proposed Historic District Designation, including  Presentation on Findings 
of Building Condition Report; PORTLAND COMPANY COMPLEX, 58 FORE STREET; District 
Nomination initiated by Historic Preservation Board Members John Turk and Ted Oldham. 

 
 

Contact the Department of Planning and Urban Development, Planning Division,  
874-8726 for further information.  To access agenda materials on-line, please visit the following web address 
on or after the Friday preceding the meeting date:  http://www.portlandmaine.gov/AgendaCenter 

http://www.portlandmaine.gov/AgendaCenter
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HISTORIC PRESERVATION BOARD 
CITY OF PORTLAND, MAINE 

 
PUBLIC HEARING 

UNE CAMPUS, VICINITY OF ALUMNI HALL 
 
 

TO:  Chair Benson and Members of the Historic Preservation Board  
 
FROM:  Deborah Andrews, Historic Preservation Program Manager 
   Rob Wiener, Preservation Compliance Coordinator 
 
DATE:  March 16, 2015 
 
RE:   March 18, 2015   PUBLIC HEARING 
 
 
Application For: Certificate of Appropriateness for Rehabilitation of Alumni Hall, Demolition 

of Existing Annex, New Construction and Site Alterations 
    
Address:   Alumni Hall and Abutting Annex 
    University of New England (Portland campus)  
    Stevens Avenue 
  
Applicant:   University of New England 
 
Architects:   Lita Semrau, Port City Architecture 
    John Turk, ttl-architects (consulting architect) 
 
 
 
Introduction  
 
Representatives of the University of New England are returning for final review and approval 
of their plans for the rehabilitation of Alumni Hall; demolition and replacement of the existing 
rear annex; construction of a connector between Alumni and the new annex that accommodates 
an elevator; and associated site alterations.  Wednesday’s public hearing follows two 
preliminary workshops and a site visit.  Consistent with the requirements for a public hearing,  
the enclosed submission is more detailed and comprehensive than previous submissions and 
includes wall sections, details, product specifications and additional information about 
proposed site alterations.  While there are few significant design revisions since the Board’s 
February 4th workshop, the modifications reflected in the final submittal respond to Board 
feedback received at that time.  
 
In addition to the applicant’s final submission, staff has enclosed for reference purposes a 
computer-generated image of the project as proposed at the February 4th workshop. 
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Alumni Hall, Existing Rear Annex and Immediate Context 
 
Alumni Hall, built in 1834 in the Federal style, was the first structure built for the Westbrook 
Seminary.  Westbrook Seminary later became Westbrook Junior College, then Westbrook 
College.  In 1996 Westbrook College was absorbed by the University of New England, and the 
Stevens Avenue campus became UNE’s Portland base. 
 
Alumni Hall’s signature bell tower came from Portland’s Market House of 1825, which stood 
in what is now Monument Square.   Although Alumni Hall has been altered somewhat over 
time (for example, the original balustrades were removed at some point and tall Italianate 
entrance doors were introduced), the building retains much of its original architectural 
character and is a much cherished focal point within the campus. 
 
The rear annex, which was the focus of the November 19th workshop, was built circa 1849 in 
the Greek Revival style.  Originally located near Allen’s Corner, the one-story wood frame 
structure was moved to a field just south of Alumni Hall sometime before 1860.  It was moved 
again to the rear of Alumni around 1869, where it served as a chapel.  The building was 
renovated in 1938 and again in 1987 as part of a much larger construction project. In that year 
the Abplanalp library was built, connecting the rear of the annex to the rear of the McArthur 
Gymnasium. The 1987 project resulted in the creation of a horseshoe-shaped quad where 
historic and contemporary structures frame a raised, landscaped courtyard bisected by a center 
walkway.  
 
While the 1987 project was quite successful in creating a defined “node” within the larger 
campus as well as a pleasant landscaped oasis, the alterations it entailed for the annex 
building—including burying much of its foundation-- effectively destroyed most of what was 
left of the building’s original architectural integrity.   
 
Background, Previous Workshops 
 
Board members will recall that the proposed project has been prompted by a desire to change 
the use of Alumni Hall and its adjoining annex to better meet UNE’s programmatic needs.  
Alumni Hall, which has been vacant since 2012, will be rehabilitated to accommodate 
administrative offices as well as conference and meeting space.  The rear annex will 
accommodate a student lounge and reception area.  
 
 In order to provide a second means of egress and handicap access to the upper floors of 
Alumni Hall, an additional stair and elevator is required.  Given Alumni Hall’s small footprint, 
introducing both an elevator and additional stair within the historic structure would occupy too 
much space, so a separate structure to accommodate an elevator shaft has been proposed to be 
constructed off the rear elevation of Alumni.  An accessible, at-grade entrance to Alumni will 
be provided at this rear addition, which will also serve as a connector between Alumni Hall and 
the annex. 
 
First Workshop (Nov. 9)  Much of the initial workshop and site visit was focused on the 
question of removing and replacing the existing annex.  Although historic and a fixture on 
campus since its move from Allen’s Corner around 1860, the building had lost much of its 
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historic character through a series of renovations.  At the November workshop, Board members 
agreed that the building had lost too much of its original character and building fabric to 
require its preservation. 
 
The other key threshold question was the scale and massing of the proposed elevator/stair 
tower connector at the rear of Alumni.  Responding to a preliminary drawing of the proposed 
connector, Board members expressed concern about the extent to which it obscured the rear 
elevation of Alumni and asked that its massing and footprint be reconsidered. 
 
February 4 Workshop  With the question regarding the status of the existing annex answered, 
the second workshop focused on the architectural treatment of the replacement annex, the scale 
and character of the tower connector, the scope of exterior work proposed for Alumni Hall, and 
the site alterations proposed for the courtyard framed by Alumni, Abplanalp Library and 
McArthur Gymnasium. 
 
By the time of the February workshop, the project architects had received additional input from 
UNE administrators regarding the uses within each building and the design direction for the 
replacement annex.  UNE favored a design treatment for the annex patterned closely after the 
original annex.  Accordingly, the design presented at the February workshop was very 
traditional, with a clapboard exterior and multi-lite sash.  The roof of the replacement annex 
presented itself as a simple gabled form as viewed from the courtyard and the parking lot, but 
was flat at the ridge. Based the administration’s decision to locate the student lounge within the 
basement, the design featured a long, continuous window well on the side facing the parking 
lot to provide daylight into the lounge. 
 
The elevator tower had been significantly reduced in footprint, allowing more of Alumni Hall’s 
rear elevation to be exposed.  (The reduction in footprint was made possible by adding the 
second stair within Alumni itself.)  The project architects elected to employ the same design 
treatment for the elevator connector and the connector at the other end of the annex, thereby 
framing the annex by “bookends.”  Flushboard siding and 2/2 windows served to distinguish 
these connector elements from the annex itself. 
 
Regarding the exterior alterations proposed for Alumni Hall, the project architects explained 
that much of the work was restoration or replacement in kind, except for the proposed program 
of window replacement.  While clad, the new windows would be more consistent in 
appearance with the originals than the existing.  The project architects noted that a color 
scheme had not yet been selected for the building and sought the Board’s guidance on the issue 
of highlighting the trim, as shown in several historic photographs of the building.  
Representatives of UNE also indicated that some elements of the exterior work—for example, 
the addition of shutters--would be considered as “add alternates” and would be dependent on 
budget. 
 
Finally, proposed site alterations were discussed as well.  In order to provide at-grade access to 
the elevator connector from the courtyard, the grade would need to be altered.  This would 
necessitate removal of existing vegetation, granite steps and some of the existing retaining 
walls.   
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The Board was generally very positive about the proposed design direction, particularly as 
regards the reduction in footprint of the elevator connector that allowed for more of the rear of 
Alumni Hall to be exposed.  That said, the Board did express several concerns and comments 
for consideration by the project architect. Following is a summary of the Board’s comments: 
 

• Board members were supportive of employing similar design elements for the 
connectors at the opposite end of the annex.  They agreed with creation of two similar 
connectors (despite varied first floor elevations because of entrance requirements) that 
would be differentiated from, and subordinate to the library, the annex, and Alumni 
Hall. 

• A resolution is needed for the relationship between the high grade on the west 
(courtyard) side of the annex and the windows on that elevation.  The windows appear 
too low to the ground but cannot be raised because of interior constraints.  Some sort of 
different treatment below the windows is needed – such as a base of a different 
material.  Perhaps the grading could also be handled differently. 

• The Board unanimously supported the elimination of the existing freestanding, 
pedimented gateway to the west courtyard between Alumni Hall and the old 
gymnasium.  Members spoke of the gate as a dated element and one that compete for 
attention with its flanking historic buildings.  An alternate landscape solution will be 
required, with perhaps more modest posts, retaining walls, and grading.   

• The palette of exterior wall finishes was discussed, with questions raised about the 
flush boards proposed for the walls of the two connectors.  It was suggested that the 
architects employ a fairly limited palette of materials to unify and quiet a busy 
assemblage of buildings. 

• Board members were willing to consider clad windows with appropriate configurations 
and details, but will want to review the color in the context of the color scheme for the 
project. 

• In a discussion of possible color schemes the Board suggested a lighter palette for 
Alumni Hall, with not much contrast between trim and siding colors, and dark window 
sash.  The annex and connectors should perhaps be finished with different colors from 
Alumni Hall, but a similarly low contrast between field and trim colors. 

 
Final Proposal 
 
As noted in the introduction, the applicant’s final plans and elevations are largely 
consistent with the plans presented at the Board’s last workshop. As required, the final 
submission provides a greater level of detail as regards material and product 
specifications. Key wall sections and details have also been provided.    
 
Although the enclosed plans and elevations do not include significant changes, following 
is a summary of the design revisions and new information provided with this packet, 
together with staff comments where applicable: 
 

• Pursuant to the Board’s comments regarding the annex and the fact that the windows on 
the courtyard side extend almost to the ground, the enclosed drawings show a brick 
base on both the courtyard and parking lot elevations.  The base on the courtyard side 
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comes up to the sills of the windows.  On the parking lot side, where the grade is lower, 
the brick base or foundation is quite minimal. 
 
In staff’s view, the treatment of both elevations of the annex warrants further 
consideration. On the courtyard-facing elevation, the high brick base—which comes up 
to the height of the window sills—seems awkwardly high.  As this brick base appears to 
extend 2’8” above grade, perhaps it could be reduced by 2-3 courses of brick.  
 
On the parking lot-facing elevation, the height of the wall beneath the windows 
makes the windows look quite small and results in rather awkward proportions 
for this elevation.  Knowing that there is a desire to have the windows at a 
consistent height within the room, perhaps the proportions of this façade could be 
adjusted by increasing the height of the brick base or foundation.   
 

• The previous plans showed a single, continuous window well on the parking lot side of 
the annex.  This has been revised to feature individual window wells.  
 

• The final submission includes a site plan, which had not been provided in 
previous submissions.  While site alterations were discussed during the 
preliminary workshops, a number of options (especially with regard to the 
existing freestanding “gate” and wing walls) were still under discussion as of the 
February workshop.  Note that the existing courtyard entrance “gate” does not 
appear on the site plan.  Also, notes on the plan indicate the wing walls in front of 
Alumni and Abplanalp might be removed as an “add alternate”.  

Staff encourages the removal of both the freestanding gate and the wing walls. 
 

• At Alumni Hall, the plans show the addition of shutters as an add alternate.  
While not noted on the plans, staff also understands that UNE administrators are 
considering replacing the roof of Alumni Hall with slate.  A final window 
specification for Alumni Hall has not been provided.  However, window details 
were provided at the last meeting and the project architect indicated that the 
windows would be Marvin or equivalent.   

 
Given the care with which Alumni Hall’s rehabilitation is being approached and 
the importance of the building to the historic core of UNE’s Portland campus, 
staff suggests that strong consideration be given to restoring the exterior to an 
appearance as close to its documented historic appearance as possible.  If the 
cost of installing shutters is high, perhaps they can be installed on the front 
façade only.  And while the cost of a slate roof is obviously significant, the long 
life of the material, particularly for an institutional owner, should be taken into 
consideration.  Staff also encourages the applicant to consider recreating the 
missing balustrade over the entrance portico. 
 
Regarding the windows, staff recommends a condition of approval requiring that 
the final window specifications be submitted to staff for review and approval.  As 
the windows are to be clad, the color of the cladding should be indicated. 
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Applicable Ordinance Review Standards  
 
New Addition and Stair/Elevator Connector 
 
(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. 

(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. 

 
(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. 

 
Alterations to Alumni Hall 
 
(1) Every reasonable effort shall be made to provide a compatible use for the 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. 

 
(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. 

 
(5) Distinctive features, finishes, and construction techniques or examples of skilled 

craftsmanship which characterize a structure, object or site shall be treated with 
sensitivity. 

 
(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 
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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. 

 
Motion for Consideration 
 
On the basis of plans and specifications submitted by the applicant for the 3-18-15 Public 
Hearing and information included in the accompanying staff report, the Board finds that 
the proposed rehabilitation of Alumni Hall, construction of adjoining elevator tower, 
replacement of rear annex, and courtyard alterations meet (fail to meet) the historic 
preservation ordinance review standards, (subject to the following conditions…….)  

 
Attachments: 
 

1. Rendering from 2/4/15 workshop 
2. Final application 
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