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LEGAL ADVERTISEMENT
HISTORIC PRESERVATION BOARD

CITY OF PORTLAND

The Portland Historic Preservation Board will hold a meeting on Wednesday, October 
17, 2018, Room 209, 2nd Floor, City Hall, 389 Congress Street.  Public comments will 
be taken for each item on the agenda during the estimated allotted time and written 
comments should be submitted to hp@portlandmaine.gov

1. PUBLIC HEARING – 5:30 p.m. (** Please note change in start time **)

i. Determination of Conformance with Historic Preservation Ordinance New
Construction Standards under Demolition Ordinance, Preliminary 
Assessment of Conformance with R-6 Alternative Design Review 
Requirements; New Construction at 33-37 MONTREAL STREET; 33 
Montreal LLC., Applicant 

2. CONSENT AGENDA

mailto:hp@portlandmaine.gov


3CITY OF PORTLAND, MAINE 
HISTORIC PRESERVATION BOARD 

Julia Sheridan, Chair 
Bruce Wood, Vice Chair 

Ian Jacob 
Robert O’Brien 

Penny Pollard 
Julia Tate 

John Turk 
 
 
 

AGENDA 
HISTORIC PRESERVATION BOARD MEETING 

 
The Historic Preservation Board will hold a meeting on Wednesday, October 17, 2018, Room 209, 2nd Floor, City 
Hall, 389 Congress Street.  Public comments will be taken for each item on the agenda during the estimated 
allotted time and written comments should be submitted to hp@portlandmaine.gov 
 
PUBLIC HEARING – 5:30 p.m. 
 
1. ROLL CALL AND DECLARATION OF QUORUM 
2. COMMUNICATIONS AND REPORTS 
3. REPORT OF DECISIONS AT THE MEETING HELD ON 10-3-18:  
 

i. Certificate of Appropriateness for Exterior Siding Replacement; 562 CONGRESS STREET;   
Terbax Realty, Inc., Applicant.  The Board voted 7-0 to approve the application subject to 
conditions. 
 

ii. Certificate of Appropriateness for Building Additions, Exterior Alterations and Site Alterations;  
84 COMMERCIAL STREET; 84 Commercial Street LLC, Applicant. The Board voted 7-0 to approve 
the application subject to conditions. 
 

 
4. NEW BUSINESS 
 

i. Determination of Conformance with Historic Preservation Ordinance New Construction 
Standards under Demolition Ordinance, Preliminary Assessment of Conformance with R-6 
Alternative Design Review Requirements; New Construction at 33-37 MONTREAL STREET; 33 
Montreal LLC., Applicant  

 
5. CONSENT AGENDA 
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Jennifer Munson <jmy@portlandmaine.gov>

Fwd: 33-37 Montreal Street 
1 message

Deb Andrews <dga@portlandmaine.gov> Wed, Oct 17, 2018 at 10:17 AM
To: Julia Sheridan <jdevl@msn.com>, bruce@sarabruce.us, John Turk <john.turk@resurgenceengineering.com>, "ppollar1@maine.rr.com"
<ppollar1@maine.rr.com>, Ian Jacob <iancasperjacob@gmail.com>, "rjobrien@mail.com" <rjobrien@mail.com>, Julia Tate
<julia@simonsarchitects.com>, Jennifer Munson <jmy@portlandmaine.gov>

 
 
---------- Forwarded message --------- 
From: Beth Snyder <snyderbes@gmail.com> 
Date: Tue, Oct 16, 2018 at 6:14 PM 
Subject: 33-37 Montreal Street 
To: <dga@portlandmaine.gov> 
 
 
Dear Deb Andrews,
 
I'm writing you this evening because I can't attend the public hearing tomorrow to discuss 33-37 Montreal Street.  
 
I live at 81 North Street and frequently walk the side streets to the Eastern Prom -- Quebec St, Melbourne St and Montreal St.  As I walk
down the hill on one of these streets, the houses 'step down' as the street declines and they create a cohesive structure to the street.  
 
I'm very concerned about the proposed construction plan for 33-37 Montreal.  Its scale and mass are excessive for the street.  It would
dwarf its neighbors.  
 
I've heard arguments posed that the large apartment complex on Walnut acts as a precedent.  I don't see the point of citing bad
examples as reasons to proceed and add to a smaller collection of unappealing architecture on Munjoy Hill.  
 
If anything, when planning new construction, we in the City of Portland should set our sites high and look for ways to beautify our
neighborhood.
 
Thank you for considering my concerns,
Beth Snyder
 
 
 
--  
Deb Andrews
Historic Preservation Program Manager
City of Portland
389 Congress Street
Portland, Maine  04101
(207) 874-8726

mailto:snyderbes@gmail.com
mailto:dga@portlandmaine.gov
https://maps.google.com/?q=81+North+Street&entry=gmail&source=g
https://maps.google.com/?q=City+of+Portland+389+Congress+Street&entry=gmail&source=g
https://maps.google.com/?q=City+of+Portland+389+Congress+Street&entry=gmail&source=g


Jennifer Munson <jmy@portlandmaine.gov>

Fwd: Munjoy Hill (37-33 Montreal Street) 
1 message

Deb Andrews <dga@portlandmaine.gov> Wed, Oct 17, 2018 at 10:03 AM
To: Jennifer Munson <jmy@portlandmaine.gov>

 
 
---------- Forwarded message --------- 
From: Carol Connor <balsamique@live.com> 
Date: Tue, Oct 16, 2018 at 3:23 PM 
Subject: Munjoy Hill (37-33 Montreal Street) 
To: dga@portlandmaine.gov <dga@portlandmaine.gov> 
 
 
 
 
Sent from my iPadOctober 16, 2018 
 
To Deb Andrews and  Members of the Historic Preservation Board and Staff, 
 
Once again I am writing and speaking to voice my deep concerns about the development on Munjoy Hill that is whittling away the
traditional buildings that characterize this very special area of Portland. In particular I am writing about the proposed demolition and
construction that has been proposed for 37-33 Montreal Street.  
It is incomprehensible to me that plans have progressed to the point that 3 buildings, including one that is deemed “Preferably
Preserved,” will very likely be torn down to clear the way for an oversized institutional style structure that overtakes and offends the
streetscape.  
The most recent revision of the plan includes attempts to mitigate the appearance of its massive scale and unwelcoming entry way by
making small adjustments. The multi-unit structure has not changed its style or bulk in any significant way. It is still grossly out of
proportion and style to all of the surrounding buildings. It is an affront to an otherwise quaint, welcoming neighborhood that is
characterized by 2-3 story homes, apartments and condos.  
The “Preferably Preserved” home at 37 Montreal is a sound, handsome building that is worthy of preserving. It anchors the corner,
compliments neighboring homes, and presents a beautiful example of early 1900’s architecture. This beautiful family home could be
remodeled to incorporate 4 or more condos or apartments  in a style that would preserve history and honor the existing character of the
block. In your important position with The Historic Planning Board, please hold the builder to the highest standard of scrutiny and adhere
to the requirements outlined in the design standards. to reject construction of this project. Please insist that the developer adhere to the
mass, scale and height that is typical of the Montreal and Willis Street homes.  
My initial reaction to early plans has not been altered by the contractor’s superficial adjustments in design. I view this current version of
the project proposal as being grossly out of scale, and excessively inconsistent with the R6 Design Principles and Standards. 
 
Design Principles and Standards 
Principal A Overall Context 
A-1 Scale and Form 
The attempt to mitigate scale with rowhouse modules on Willis Street fails to successfully relate and correspond to the single family
homes directly across the street. 
At 4 stories, the overall building scale is unharmonious with neighboring homes, and the effort to mitigate the height through massing
and articulation strategies is unsuccessful. There are no 4 story structures on Montreal Street, and to maintain harmony of the
streetscape, this building should be limited to 3 stories. 
 
Principal B Massing 
      B-1 Massing 
The overall massing, scale, form and design presents as institutional in appearance, and bears no resemblance to a welcoming
residence. 
The oversized institutional design introduces discord to the existing streetscape and is in no way complimentary or harmonious with
immediately adjacent buildings.  
 
Please consider refusal of this 3rd revisit of  the project as it stands, in order to encourage a more compatible redesign that would
preserve an existing home, enhance the neighborhood, and set an example for right-sized development that enriches rather than
overtakes and offends. New construction should not take away from the character and appeal of a neighborhood, but should be a
compatible compliment that enriches community life. 
 
Respectfully, 
Carol M. Connor 
12 Montreal St 
Portland, Maine 04101 

mailto:balsamique@live.com
https://maps.google.com/?q=Munjoy+Hill+(37-33+Montreal+Street&entry=gmail&source=g
mailto:dga@portlandmaine.gov
mailto:dga@portlandmaine.gov
https://maps.google.com/?q=12+Montreal+St+%0D%0APortland,+Maine+04101&entry=gmail&source=g


207 232 2265 
 
 
 
--  
Deb Andrews
Historic Preservation Program Manager
City of Portland
389 Congress Street
Portland, Maine  04101
(207) 874-8726

https://maps.google.com/?q=City+of+Portland+389+Congress+Street&entry=gmail&source=g
https://maps.google.com/?q=City+of+Portland+389+Congress+Street&entry=gmail&source=g


Jennifer Munson <jmy@portlandmaine.gov>

Fwd: Montreal Willis Development: ) OCT 17 
1 message

Deb Andrews <dga@portlandmaine.gov> Wed, Oct 17, 2018 at 10:03 AM
To: Jennifer Munson <jmy@portlandmaine.gov>

Jen,
 
I'm going to forward a series of emails I've received on 37 Montreal since the packet went out.  Can you upload these to the website as
well?  Thanks! 
 
---------- Forwarded message --------- 
From: Debby Murray <debbym@gwi.net> 
Date: Tue, Oct 16, 2018 at 1:34 PM 
Subject: Montreal Willis Development: ) OCT 17 
To: Belinda Ray <bsr@portlandmaine.gov>, <dga@portlandmaine.gov> 
 
 
Hello Deb and Belinda,  
 
I feel as if this is my possibly last letter about the development on 31-31 Montreal but as I cannot attend tomorrow night, here’s hoping it
makes it into the binder.   
 
So I hear that the project will likely be approved but I don’t understand how it can be? Rather than writing you an umpteenth letter about
how the 15 unit, 4 story plan is too big (which it is) I will take another tack.  
 
On Willis Street there is a restoration currently underway that I urge you to look at.  Craftsmen are carefully restoring a single family
home.  It’s been a joy to observe.  I cannot believe after all the care and work that has gone into this project, the owner will potentially
look at a blank wall of townhouses.  She has lost her view, her light and in my opinion, her sense of place in the neighborhood.  Soon
her hard work will be lost in a sea of cars, a 45 foot wall of building, and scale beyond the single family house she has restored.  
 
         This is very sad. This whole process has been sad.  We carefully and thoughtfully opposed this project and nothing I see in the
new renderings convinces me that the developers have tried to work with the new rules.  In fact nothing about the planning board’s
reaction to the project convinces me that the city gives a fig about neighbors’ opinions.  It’s money, money, money and as I have
previously written, frustrating and sad.   
 
I will pick up the paper with a mixture of hope and dread on Thursday morning.  
 
Debby Murray 
104 North St. 
Portland 04101
 
 
--  
Deb Andrews
Historic Preservation Program Manager
City of Portland
389 Congress Street
Portland, Maine  04101
(207) 874-8726

mailto:debbym@gwi.net
mailto:bsr@portlandmaine.gov
mailto:dga@portlandmaine.gov
https://maps.google.com/?q=St.+%0D%0APortland+04101&entry=gmail&source=g
https://maps.google.com/?q=City+of+Portland+389+Congress+Street&entry=gmail&source=g
https://maps.google.com/?q=City+of+Portland+389+Congress+Street&entry=gmail&source=g


 
 

16 October 2018 
 
Chair Sheridan and Members of the Historic Preservation Board, 
 
Thank you for the opportunity to comment on the proposed project at 37 Montreal Street. We have 
two questions that we would like to see addressed at the public hearing on Wednesday evening.  
 
First, the average grade as shown on the drawings is 136’- 3”. It is difficult to verify without a scale on 
the various elevation drawings. Has this been confirmed by city staff? We are concerned that the 
average is not correctly calculated and may need to be adjusted to bring the overall height below 
what zoning allows. 
 
Second, does there need to be a formal vote on the Alternative Design Review at this time? The staff 
report says that a formal finding of conformance with ADR requirements is not required at this time, 
but is only being requested. The application does not contain the level of detail and documentation 
that would be required at the time of site plan approval. As noted in the staff report there are a 
number of not met and partially met items listed. Given the level of detail and the number of concerns 
expressed in the staff report, we ask the board to consider whether it is appropriate to determine at 
this stage that the design will likely meet the ADR requirements? 
 
We thank the applicant for responding to board, staff and public comments that have improved the 
building’s interaction at the street level.  However, we continue to believe that the proposed design is 
visually incompatible with structures to which it is visually related as stated in Chapter 5 of the Historic 
Resources Design Manual.  As we have commented previously, a threshold question for the board is 
whether the massing of the proposed project is harmonious with its context.  While the building is 
much larger in volume than its immediate neighbors, the board suggested to the applicant in the 
workshop sessions strategies that might help mitigate the impact of the height and massing to make 
the development reasonably compatible with its context. Those suggestions included reducing part of 
the building’s height as it stepped down Montreal Street. Greater Portland Landmarks does not 
believe the applicant has taken sufficient steps to mitigate or reduce the scale of the building along 
Montreal Street in its revised design. At the eastern end of the site the building appears to be five 
stories in height and this is incongruous with the height of neighboring buildings.   
 
Landmarks does not agree with the staff conclusion that it is appropriate to move forward with 
conditional approval, utilizing staff prepared sketches included in the public hearing packet. The 
applicant had ample opportunity to make similar changes before the public hearing based on 
comments from the board, staff, and the public at the workshop sessions and chose not to do so.  
Building design is a complex and holistic process. We believe that the process of approving staff 
submitted elevations is not a good precedent and we urge you not to approve the project based on 
these sketches. Therefore, we ask that you find the application is not consistent with the historic 
preservation ordinance’s Standards for Review of New Construction.  



 
This project will help to set the precedent for future reviews under the new Munjoy Hill Overlay 
Conservation District. While the board always carefully considers the impact of any proposed 
development on its neighborhood, we also ask that you carefully consider the process of your decision 
making on Wednesday evening given the ambiguity between the applicant and staff proposals. Your 
review and the building that results from your decision will have a long term effect on neighborhood 
character, the building’s immediate neighbors, and the success or failure of the overlay district.  
 
Thank you for considering our views. 
 
Sincerely,  
 
Julie Ann Larry 
Director of Advocacy 



Jennifer Munson <jmy@portlandmaine.gov>

Fwd: Submission for HP Board meeting tonight - 37 Montreal Street 
1 message

Deb Andrews <dga@portlandmaine.gov> Wed, Oct 17, 2018 at 10:20 AM
To: Julia Sheridan <jdevl@msn.com>, bruce@sarabruce.us, John Turk <john.turk@resurgenceengineering.com>, "ppollar1@maine.rr.com"
<ppollar1@maine.rr.com>, Ian Jacob <iancasperjacob@gmail.com>, "rjobrien@mail.com" <rjobrien@mail.com>, Julia Tate
<julia@simonsarchitects.com>, Jennifer Munson <jmy@portlandmaine.gov>

 
 
---------- Forwarded message --------- 
From: Peter Murray <pmurray@gwi.net> 
Date: Wed, Oct 17, 2018 at 10:00 AM 
Subject: Submission for HP Board meeting tonight - 37 Montreal Street 
To: Deborah Andrews <dga@portlandmaine.gov> 
Cc: Peter Murray <pmurray@gwi.net>, Karen Snyder <karsny@yahoo.com>, Barbara Vestal <vestal@chesterandvestal.com>, Nini
McNanamy <ninimaine@aol.com>, Mike Hoover <chzstk@gmail.com>, G. Robinson Whitten <rob@whittenarchitects.com>, Maggie
Wolf <mswnola@gmail.com>, Belinda Ray <bsr@portlandmaine.gov> 
 
 
Dear Deb - 
 
Attached please find my comments for the Historic Preservation Board in connection with tonight’s public hearing.  Unfortunately, it will
not be possible for me to be at the meeting in person this time.  Can you please forward these comments to the members of the Board
so that they might have the chance to read them before  tonight’s hearing? 
 
As stated in the submission, this is a very important decision for the Board.  The project is clearly and obviously too big and too
institutional for this neighborhood.  The applicant has had three tried to revise the scale to make it more compatible.  Enough.   
 
Oversight of applications under the demolition ordinance and under the alternative design review were placed within the jurisdiction of
the HP Board because the City Council had confidence that that Board would have the independence and sensitivity to architectural
integrity to protect the fragile fabric of the Munjoy Hill neighborhood.  This is the opportunity for the Board to show that the confidence of
the City Council was not misplaced.  On the other hand, if the Board grants the application, even “conditionally,” it will be a sign to the
waiting developers that it is open season on the Hill.  
 
Thank you for your assistance and cooperation, 
 
Sincerely, 
 
PLM 
Peter L. Murray 
104 North Street 
Portland, ME 04101 
pmurray@gwi.net 
 
 
 
 
--  
Deb Andrews
Historic Preservation Program Manager
City of Portland
389 Congress Street
Portland, Maine  04101
(207) 874-8726
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Google Groups

Comment on proposal for 33-37 Montreal St, Plan #HPBR-000272-2018

Jim Cole <jimkcole@gmail.com> Oct 17, 2018 12:10 PM
Posted in group: HIstoric Preservation

To Whom it may Concern,  
 
My name is Jim Cole, and my partner Hannah and I have lived at 45 Montreal Street since July 2015. We won’t be able to
attend the Historic Preservation board meeting on Wednesday night because we’ll be looking after our 1-year old daughter.
Since we can’t attend I wanted to share my comments on the proposed development at 33-37 Montreal St.  
 
First of all, let me say that as a resident of the Portland peninsula since 1998, and as a professional in my 30’s who has
been able to live and work in his home state, I love this city and am proud of how far it’s come in 20 years. I am generally in
favor of development, (although of course mindful of the need for affordable housing). But I’m happy to see new, modern
buildings mixed in among the historic buildings in our neighborhood on Munjoy Hill - it’s all part of the eclectic, diverse
neighborhood we love. It’s why we chose to live here in the first place.  
 
I also am happy to see old, historic buildings be renovated, even if they’re then sold at top dollar by developers. Our house is
one of those buildings, purchased by a developer, updated and sold for a profit just over a year later. 
 
I mention all of this just to point out that I don’t have any reflexive opposition to development, modern design, new
construction, flipping historic houses, developers making a profit, etc. Even when it’s in our backyard.  
 
That being said, after carefully reviewing the proposed development at 33-37 Montreal, it appears to be completely out-of-
scale with the neighborhood we love, and it would do irreparable damage to the visual character of the street. There is no
other structure like it in our residential neighborhood, and any comparison to the high rise at Promenade East, which is an
outlier and not in the center of a residential street, doesn’t pass the common-sense test. Regardless of the architectural style
or materials, the scale and mass of the proposed development would stick out like a sore thumb, surrounded by mostly 1.5
and 2 story homes.  
 
Montreal and Willis Streets are not Congress Street or even North Street. They have a small-scale, neighborhood feel that is
hard to create, and easy to destroy. If you walk Montreal St down towards the prom, it’s easy to see that the developers’
comparisons to the few triple deckers or 3-units in the immediate neighborhood simply don’t hold up. And while I appreciate
their willingness to modestly revise the structure and building materials in their latest design, that doesn’t address the
fundamental issue of scale and mass.  
 
If this development had existed, been under construction, or even proposed when we were considering purchasing at our
house at 45 Montreal, we would not have paid a premium to live in this neighborhood, and I think many other potential
buyers would have felt the same. This development would greatly diminish the very qualities that make this part of the Hill
appealing to buyers; and ultimately, that doesn't benefit developers either.  
 
To be clear, I think the existing building at 37 Montreal St is a beautiful, historic, and ideally I'd love to see it restored. I have
no doubt that such a renovation (whether as a single family home or a multi-family) could be profitable in the current market
on the Hill, as our house at 45 Montreal was. But if the property owner chooses to tear down the building(s), and is approved
to do so by the Historic Preservation Board, I also have no real problem with the construction of modern buildings, multiple
units etc. They can be boxes, they can have a flat roof, they can be orange, purple or green. Montreal Street will still be
Montreal Street.  
 
What we are hoping to avoid is only this: a single, monolithic structure, 4 stories tall all the way across, casting a large
shadow and taking up two entire lots, with an underground parking garage that would feel more at home in downtown
Boston.  
 
This plan, which is so out of character with our historic/eclectic neighborhood, is something we can’t support, no matter how
much we want to see Portland grow.  
 
I appreciate the opportunity to comment.  
Best Regards,  
 
Jim Cole  
45 Montreal St  
207 831-4898  
 

https://groups.google.com/a/portlandmaine.gov/d/topic/hp/v4OKuL4d_OU
https://groups.google.com/a/portlandmaine.gov/d/forum/hp
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