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Google Groups

Munjoy Hell

Susan Yandell <sueyandell@gmail.com> Oct 14, 2019 6:44 PM
Posted in group: Planning and Urban Development

My beloved Portland is no more.The city government should be ashamed for the dreadful destruction and ruination of ‘The
beautiful town  by the sea ‘ . 
Longfellow would weep, as I do .I walk the very streets that he did .He described with such love the joys of his surroundings
,as I once did. 
No more. 
You will one day ,perhaps ,feel great SHAME at the horrors  and  unspeakable 
decimation that you brought to this cherished place which to me has lost it’s sense of ‘place’ . 
What I now see is the GREED and INDIFFERENCE and INCOMPETENCE  you and the DEVELOPERS have wrought. 
With such a horrible sense loss  and sadness I remain a resident of 51  Monument  St.and a VICTIM of your ARROGANCE. 
Sue Yandell....beautifier of the neighborhood.
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Google Groups

Historic District changes in East End

Adam Frederick <afrederick@gogginenergy.com> Oct 30, 2019 3:56 PM
Posted in group: Planning Board

Dear Planning Board and City Council, 

Though I strongly endorse the City of Portland doing everything in its 
power to limit the further construction of hotels and parking garages on 
the very limited remaining real estate in our decreasingly charming Port 
City, and though I support placing of many structures within Historic 
District for the sake of architectural preservation, I must voice 
sincere concern about what this will do for the energy future of the 
town. 

We are at a critical point in human history. We can continue burning 
fossil fuels for power and heat and find humanity "clinging to the 
poles" of our planet for survival within one generation, OR we can do 
everything in our power now to offset the impact of our energy use. This 
requires support of technology like Solar  and Wind Power, Heat Pumps 
(geothermal and mini-split), and batteries. Limiting the effective usage 
and placement of these carbon-offsetting technologies for the sake of 
aesthetics is, in my mind, short sighted. I say this not as a business 
owner and capitalist, but as a citizen of this planet, as a father, and 
as a Portlander. 

I support the Historic District and the core of its mission. I have 
worked with Rob Wiener on a number of projects in the west end, and 
believe that we are all fundamentally trying to do what is "right" for 
the City of Portland. Preserving the architecture and aesthetics of this 
city is so important to the look and feel of Portland. However, I 
believe that compromises may have to be made when it comes to the very 
real environmental catastrophe at our door. ALL buildings in this town 
should be encouraged (if not required) to install solar panels if their 
orientation and structure allows. Passing of sweeping regulation without 
adapting to or accommodating for a new energy paradigm will be to the 
detriment of all. 

I encourage the Planning Board and City Council to consider not only the 
architecture of our past, but the Portlanders of the future while making 
these zoning changes. 

-- 
Best Regards, 

Adam Frederick 
VP, Director of Sales and Design 
207.408.6616(m) 
207.772.7557(o) 
Goggin Energy 
75 West Commercial 
Suite 202 
Portland, ME 04101 
gogginenergy.com 
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Google Groups

Support for Munjoy Hill - expansion of proposed Historic District

EJ Koch <ejkoch@gmail.com> Oct 28, 2019 9:28 PM
Posted in group: Planning and Urban Development

This is my letter of support for the proposed, and an expanded, Historic District.

Because the materials are lengthy, I have included a cover summary. 
Please take these as part of the record concerning the Historic District proposal, and again register my (and hundreds of
others') support for a Munjoy Hill Historic District.

Erna Koch
617-818-0882
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ERNA KOCH
81 Vesper St., Portland, Maine 04101

Phone: 617-818-0882
E-Mail: EJKoch@gmail.com

October 29, 2019

City of Portland Historic Board, Planning Board, and City Council members

This is a cover summary of the materials attached.  I hope you will read my letter, but I 
recognize that time is valuable and limited.

Please Adopt and significantly expand the proposed Munjoy Hill Historic District

 After a great deal of community effort, with no discernable  impact, adopting a
Historic District on Munjoy Hill appears the best/only way to protect the Hill’s
character and livability.  It seems that the City has allowed developers to control
development on the Hill through lobbying and private agreements.  This is
anathema to an open process.

 Broad Local and popular sentiment runs overwhelmingly in support of
preservation over demolition, and against predatory development producing
massive scale and incompatible new developments.  These opinions, directly from
Hill residents and others are reflected by hundreds of people on Social Media over
a term of years.  [SEE:  Appendix A, for a broad sampling of actual local
comments about inappropriate development on the Hill]

 An “Opposition Petition” to the Historic District presented to the City is
representative of just 12 properties, one of which has already been demolished
and redeveloped, and one of which was demolished this week for development,
pending review of yet another controversial, oversized building plan.

 New building is supposed to comply with Design Standards, which provide in
relevant part that the style, scale and massing of new buildings be compatible with
the rest of the local streetscape.  The Planning Board appears to be paying no
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attention to these standards, and approves inappropriate proposed building just 
about every time.  I’m not aware of any time the Board has turned down a plan – 
they accept ”revisions” of inappropriate plans regularly, failing the community 
every time.  Staff appears to be captured by the developers.

 New Planning Board-approved buildings are usually oversized eyesores crammed
onto small lots that tower over their neighbors and contribute nothing good to the
streetscape or the local community.  They do not add to Portland’s housing stock
in any way that is meaningful to residents.  A good proportion of the condos are
bought by people who don’t live in Portland more than 3-4 months a year.

 The minor effort by the City in response to sustained and vigorous resistance of
residents has not been effective to preserve the Hill’s valuable assets.  We need a
Historic District to accomplish that. [SEE: pictures pp 6-11 of letter]

For more detail about my strong support for a broad Historic District on Munjoy Hill, see
my full letter.  Thank you for your consideration.

Erna Koch



RE: Munjoy Hill Historic District  1 of 11  Erna Koch 

ERNA KOCH 
81 Vesper St., Portland, Maine 04101 

Phone: 617-818-0882 
E-Mail: EJKoch@gmail.com

October 20, 2019 

City of Portland Historic Board, Planning Board, and City Council members 

Hello, 

My name is Erna Koch.  I am 40 year resident, and a 35 year property owner of a three 
family house on Munjoy Hill, in an area that falls within the currently proposed Historic 
District.   

This is a long letter which enumerates developments that have informed my conclusion that 
enacting a Historic District is the only reasonable path to preserve the Munjoy Hill 
streetscape.  I have included extended community commentary in the Appendix, to allow 
readers to get a sense of what actual local discussion on this issue looks like. 

Please Adopt and expand the Munjoy Hill Historic District 
I support and encourage expansion of the Munjoy Hill Historic District for all the reasons 
you’ve heard from others, and as I’ve written in the past.  As both the zoning ordinance, 
design standards, and the Comprehensive Plan require, new buildings “should be” 
compatible in scale, massing and design to the neighborhood.  Munjoy Hill has a Historic 
story – much of it as housing for the many working class families who worked in Portland’s 
industries.  This should not be destroyed by developers’ building to the “limits of the 
envelope” as they have heretofore been allowed.  This kind of development is not desirable 
for anyone but developers looking to maximize square feet they can cram in, and thus higher 
profit.  THIS is one important reason why the buildings they erect end up looking like big 
boxes. 

Another reason to support the adoption and expansion of a Historic District for the Hill is the 
culture our human scaled streetscape has encouraged and sustained for over a hundred years.  
Although many of the original families from my neighborhood have moved, and their triple 
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decker buildings have been converted to condos, at least those condos remain part of the 
neighborhood streetscape.  We retain a sense of community, walking neighborhoods, and a 
strong feeling of connection to each other and to the working families that have lived here so 
many years.   

While the Hill has traditionally been a place where working people have lived and raised 
families, its character is rapidly being compromised by speculative development of “big box” 
type condo housing.  The housing thus added is far out of the financial reach of most Maine 
residents.  It is opposed by most property owners and residents of Munjoy Hill for this reason, 
and because it is not compatible or consistent with the type, design, and scale of housing here. 

The new big box buildings contribute nothing, and in fact stick out like oversized monoliths, 
many of them not even having front doors to the street.  Many of the new residents come 
from places where this type of building is common, car-centric.  So far, we have seen little 
participation or connection by the new residents to the ethos of the local community here.  I 
am not faulting them personally – they are moving here from other communities that often 
have the appearance of the new condos they’ve chosen.  It is important to note that 
architecture and streetscape strongly suggest what kind of community exists, but many of the 
new buildings point to the normalized isolation many of us feel in bigger cities.  It’s what 
many of the new residents are more familiar with.  Ironically, our area’s character, 
appearance, and culture is part of what attracts new residents and visitors to Portland.  As we 
allow changes that do not fit, we become “every city” USA. 

This kind of development has been supported to date by the planning board, through the use 
of variances and other techniques, while cynically calling it "adding to housing stock."  In the 
past, Hill residents have supported reasonable regulation standards that would curtail 
predatory development.  But, developer practices endorsed by the Planning Board have 
already changed the face of the hill, and we have learned that the considerable effort to add 
clearer standards has had little effect on Planning Board deliberations and actions.  If action 
is not taken now to create a Historic District, incompatible development will continue to 
overtake this part of the city that we (and the many visitors to Portland) love.  And, I want to 
live in a community I can still recognize.  

This is as Portland’s Comprehensive Plan emphasizes: 
* The need to stabilize and enhance historic areas of the to ensure quality investment in existing
structures and compatible infill development; 
* That we encourage additional contextually appropriate housing density in and proximate
to neighborhood centers…. as a means of supporting complete neighborhoods; 
* That we promote historic preservation as a key economic, sustainability, and community
development strategy. 

The planning board is failing miserably to hold developers to any actual compatible 
design/scale/massing standard or code provision [SEE: Appendix B], even after an Ordinance 
change for which many fought long and hard.  We don’t have a couple years to “be in a 
better place to look at the results and what is happening and [we will] be in a better place 
to take stock and see how it worked out.1”  We don’t have more time.  Given our experience 

1 Christine Grimaldi, PPH, talking about the Historic District designation, 2019 
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with a clear ordinance revision including standards which produced no change on the ground, 
we already know how it’s been working out.   

Not as intended.  

A Historic District will provide CLEAR guideposts to residents and developers.  We 
need it.  Nothing else has worked. 

There is a Petition that has been circulated in opposition to the Historic District.  It is not 
unreasonable to believe it represents less than 2% of property owners on the Hill. 

Looking up the 25 signatures on the “opposition” petition, there are some notable factors.  
 The signatures represent owners of 12 properties (with 33/37 Montreal which is

currently slated for development and in process, counted as one). 
 Three or four of the 12 properties are older, modest single or multifamily dwellings,

which could be attractive targets for teardown and “development.” 
 Two of those properties that could be development “targets” are directly across the

street from the proposed development at 33/37 Montreal St. 
 One signatory appears to be a renter at one of the 12 properties, and one is a property

manager who is not an owner. 
 One signatory listed an address that can’t be found in the City Assessor’s database,

and his name is nowhere listed as an owner on that street. 

What are the opinions of those who live on the Hill who have not signed any petitions?  
It is worth considering the opinions of a swath of Munjoy Hill residents.  Many of us have 
made our position clear at City Hall and information meetings.  However, there are others 
who have not signed petitions, and don’t approach City Hall.  These are people who are 
working hard, pursuing their lives, who feel cut off from “politics.”  However, that doesn’t 
mean opinions aren’t expressed.  When a teardown happens, or when a development is 
proposed or built, there is usually active commentary on social media and in the community, 
dating back to well before 2016. 

An example:  5 Merrill St. This is now a two family condo building, with 6 bedrooms and 6 
bathrooms, which looms over its neighbors and is thought by many to be the ugliest building 
on the Hill.  Many say it “gives the neighborhood a black eye.”  It’s a typical example of 
“building to the limits of the envelope.” (See before and after pictures below). 

From the upper floors, it has “sweeping views”, which is what they’re selling.  That and the 
“charming neighborhood.” One wonders, how long will it remain “charming?”  An apartment 
in this building was listed for $1,500,000.   
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From Face book group: “Munjoy Hill Residents (Past & Present)” 

For more of the hundreds of comments this and other Face book posts have generated, 
See Appendix A. 

Note the difference in scale and design between what became “new 5 Merrill” and “old 5 
Merrill,” and the 181 comments on Facebook in 2016. 

Words that appear most frequently related to the teardowns and/or new developments are 
“sad,” “ugly,” box,”ugly condo,” and “eyesore.”  There are a couple references to Union 
Station, and at least two comments in that thread asking “Doesn’t Portland have design 
ordinances so neighborhoods will retain their character?” and ”I don’t understand why 
Portland wouldn’t want the newly built homes to fit in with the character of the Hill.”   

As someone who is passionate and involved, I speak about development with other property 
owners and residents daily.  Many of my closest neighbors live in condos – they are from 
other parts of the country and bought a condo in an updated three unit because they love the 



RE: Munjoy Hill Historic District  5 of 11  Erna Koch 

Hill’s character, their own restored or updated building, and the area. Sentiment among 
residents I speak with, long term and newer, runs overwhelmingly towards protection from 
massive and inconsistent design, as do the Facebook posts. 

The point I’m making here is that despite the fact that many Portland residents don’t speak 
up – people are busy with their lives, or intimidated, or don’t know who to talk to/don’t think 
“fighting city hall” is productive – if one looks, it is easy to see that a large majority strongly 
disapprove of the rampant teardowns and oversized overdevelopment on the Hill.  Also on 
this Facebook site, are several references to Union Station.  We cannot be allowed to destroy 
ourselves to please developers. 

The above comments were from 2016, when the Merrill St. building was torn down.  In that 
case, the building had gone without maintenance for too long, and was unsafe.   Yet, people 
were still concerned about what would replace it.  And they were right to be. 

Indeed, can it be understood “why Portland wouldn’t want the newly built homes to fit in 
with the character of the hill?” 

The negative consequences of the R-6 zoning, meant to allow/promote infill development for 
more housing became clear quickly.   

From a Portland Press Herald article in 2019: 

“Residents and policymakers are reacting to development patterns that emerged after the City 
Council made changes to the R-6 zone. Those changes opened up smaller lots for 
development. 

Since then, large boxy condominiums have popped up next to more traditional-style homes 
and apartments. In some cases they are built to the property lines, reducing the amount of sun 
and light between buildings and making the streets less welcoming, residents said.  
[See, 47 Monument St., p. 7]  

“Those Soviet structures are popping up like Japanese knotweed,” Morning Street resident 
John Wuesthoff said.”   

Moratorium and 9 Moody St:  Following many months of advocacy by Hill neighborhood 
residents and property owners, a 6 month moratorium was enacted on teardowns.  Note that 
the last one on the permit list (next page) is 9 Moody St., in my neighborhood.  Jim Brady 
had a teardown permit, and I believe he demolished the building at 9 Moody St the day 
before the moratorium went into effect.   

I met Brady the night before his teardown, and he told me the 9 Moody St. building was 
“unsalvageable” and that he intended to construct something very much like the then-existing 
building for him and his family to live in.  It was not in fact unsalvageable, and you can 
judge for yourselves whether it is similar in style and scale to the building that was 
demolished. 
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9 Moody before:              After:
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There have been many other demolitions and “redevelopment.” Some buyers have chosen to 
restore or build in a compatible fashion.  However, many have not. 

A tiny single family on a small lot was “redeveloped” and now is massive and interferes with 
houses on both sides of it. 

47 Monument before: After 

The 47 Monument building was close to neighbors before, but still allowed the neighbor to 
its left to “breathe” and have access to light.   

Then  (Small grey house to right)   Now 

25 Monument    Before:          Now: 
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30 Merrill St. 
before: 

30 Merrill St. 

Karen Snyder photos 

33 Lafayette St. 

Karen Snyder photos 
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34 Howard St.  (Again, as with most of these, built to the “limits of the envelope”) 

Fore St. 

And coming up: 

Montreal and Morning Street proposed developments: 

From Portland Press Herald, September 2019 
[Developer] Wells’ project is said to be the only proposal that has gone in front of the 
preservation board since the overlay was enacted, said Christine Grimaldi, acting planning 
and urban development director. With so little engagement in the process, it is hard to say 
how well it is working or if it should be tweaked, she said. 

“I feel confident about it, but I feel like in a couple years we will be in a better place to look 
at the results and what is happening and we will be in a better place to take stock and see 
how it worked out,” she said. 

 It is not clear what she’s referring to here.  There has been a great deal of community “engagement.” 
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I think we can see how it’s working out.  We don’t need more years more of this and further 
destruction of usable/restorable compatible housing for expensive condos with “sweeping 
views.”   

The 33/37 Montreal project is a plan to remove a salvageable, compatible two/three family 
house on a corner in a neighborhood of small single and two family residences, and tear 
down two other houses, in order to combine 2-3 lots and build a massive out of scale 
“modern” condo building in their place on the combined lots.  As proposed in both the first 
and second iterations, the builder want to, as most do, build to the “envelope” of permissible 
area, since scale, massing, and design do not appear to be considered as obstacles by the 
planning board, even though Portland’s Design Standards require it [See Appendix B].   

Game plan?   It appears the game is to propose something so out of scale and objectionable 
that provokes community outcry, and cannot be approved.  Then, to return with something 
that is presented by the builders as “significantly revised,” even though it does not comply 
with the code either. By that time, builders are crying that the process is a hardship on them, 
the community is exhausted, and it often appears the Board is less inclined to reject the 
“revised” design because of all the “effort” the developer has made to “comply” with the 
standards.  

There is a similar game afoot for infill building in an empty lot at 130 Morning Street.  While 
several of the surrounding buildings are large (they are a redeveloped school and were 
apartment workforce housing), the proposed design extends again right up to the “envelope” 
of permissible lot lines.  The architects confirmed to me that their instructions were to design 
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the build to the boundary of the “envelope” to maximize interior square footage.  It did not 
appear that anyone in the design process considered compatibility with existing structures. 

Karen Snyder photos 

I will end with this sentiment by Karen Snyder:  “When the hot market of Munjoy hill is over, 
real estate agents and developers will survive and will move on to the next market leaving 
behind junk ‘new’ ugly buildings where once stood a neighborhood of historic charm. This 
IS the reality of what is happening and why I hope Munjoy hill is considered as a historic 
district.” 

A Historic District will provide CLEAR guideposts to residents and developers.  We 
need it.  Nothing else has worked. 

I agree with Karen - we have tried everything to bring attention to the conflict of the design, 
size and character of these new developments with the existing streetscape and neighborhood.  
My fear is that if this progresses further, those proposing new oversized and incompatible 
developments will begin to point to other “box structures” nearby to leverage their requests 
to build more of the same.   

As has been done in the West end, a Historic District on the East End will bring us to a place 
where reasonable renovation and building can continue to be implemented, and not inflict 
damage on the area. 

Thank you for your consideration. 

/S/ 

Erna Koch 
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APPENDIX A: 
Public Comment from Social Media 

[this is a sample only] 

Many Hill residents and property owners have made our position supporting an 
(expanded) Historic District clear.  However, there are many who have not signed 
petitions, and are unable, or don’t know how to approach City Hall as advocates. 

When a development is proposed or built, there is usually active commentary on social 
media, dating back to at least 2016.  A posting about 5 Merrill Street in 2016 generated 
181 comments. 

(See Appendix pages 2-6, for sampling of comments on this post,  2016-present) 
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Comments concerning the 5 Merrill Street teardown (Facebook, 2016; “Munjoy Hill 
Residents (Past & Present)”: 
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December 2017: 
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 Words that appear most frequently related to the teardowns and/or new developments are 
“sad,” “ugly,” box,”ugly condo,” and “eyesore.”  There are a couple references to Union 
Station, and at least two comments asking “Doesn’t Portland have design ordinances so 
neighborhoods will retain their character?” and ”I don’t understand why Portland 
wouldn’t want the newly built homes to fit in with the character of the Hill.”   
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Sentiment among those I speak with runs about 97% towards protection of the 
neighborhood from out of scale and inconsistent design, as do the Facebook posts. 

And, finally, 
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Comments below range from when this was posted (August, 2019) through 25 hours 
ago. 
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Appendix B

From:  Design Manual promulgated by the Planning Authority pursuant to Sections 14-498 of 
the City of Portland’s Land Use Code.  “Design Standards and Guidelines and maps contained 
as appendices to this Design Manual were individually adopted by the Planning Board or City 
Council following public Hearings.”

R-6 Infill Development Design Principles & Standards

From:  Purpose  

I.  All developers, no matter how small their project, have a responsibility beyond simply 
meeting the needs of their end users. They have a public responsibility to add to and enhance 
the neighborhoods in which their projects are built. New residential construction within 
Portland’s compact R-6 zones should relate to the predominant character defining 
features of the neighborhood. The design of new development is critical, particularly 
elements such as the orientation and placement of a building on a site; relationship to the street;
and mass, form and materials. The Design Certification Program aims to insure that infill 
housing development makes a positive contribution to the City’s neighborhoods.

The intent is to ensure that infill housing is compatible with the neighborhood and meets 
a high standard of building design, while allowing for diversity of design. Projects will be 
reviewed for consistency with R-6 Infill Development Design Principles and Standards. These 
principles and standards are interdependent and should be considered holistically. The 
applicant must demonstrate that a proposal is consistent with the Design Principles. The 
standards are time-honored ways of achieving the Principles. 

II. DESIGN PRINCIPLES AND STANDARDS

PRINCIPLE A Overall Context

A building design shall contribute to and be compatible with the predominant character-
defining architectural features of the neighborhood.

Explanatory Note: The central idea behind good design in an established neighborhood is to
reinforce positive features of the surrounding area, which provide its unique identity. To a 
large degree, 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 the responsiveness of a new design with respect to these established patterns and
characteristics. While there is no one specific solution for a given setting, there are a number of
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building characteristics which can be used to gauge visual compatibility of new residential
construction in an existing neighborhood. These characteristics include design elements such 
as:

1. Scale and Form: height, massing, proportion of principal facades, roof shapes and
scale of the architectural features of the structure.
2. Composition of Principal Facades: proportion of facades; orientation of openings; ratio
of solids to openings; rhythm of fenestration; entrance porches and other projections; and
relations of materials, texture and color.
3. Relationship to the Street: walls of continuity; rhythm of spacing and structures on
streets; and orientation of principal elevations and entrances to the street.

Each infill project will have a unique context of surrounding structures and sites with some
strong, unifying characteristics, and some that are subtle and less obvious. The more definite 
and easily discernable traits within an established neighborhood should serve as a basis for a 
design solution, which can reinforce the positive characteristics of the surrounding 
development patterns. 

On corner properties, where the architecture has a greater visual impact upon adjacent public 
spaces, both public facades will be evaluated with equal care.

STANDARD A-1 Scale and Form Relate the scale and form of the new building to
those found in residential buildings within a two-block radius of the site, that contribute to and 
are compatible with the predominant character-defining architectural features of the
neighborhood. Special attention shall be given to the existing building forms on both sides of 
the street within the block of the proposed site.

STANDARD A-2 Composition of Principal Facades Relate the composition of the new
building façade, including rhythm, size, orientation and proportion of window and door
openings, to the facades of residential buildings within a two-block radius of the site that
contribute to and are compatible with the predominant character-defining architectural features 
of the neighborhood. Special attention shall be given to the existing facades on both side of the 
street within the block of the proposed site.

STANDARD A-3 Relationship to the Street Respect the rhythm, spacing, and orientation
of residential structures along a street within a two-block radius of the site that contribute to 
and are compatible with the predominant character-defining architectural features of the
neighborhood. Special attention shall be given to the existing streetscape on both side of the
street within the block of the proposed site.
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PRINCIPLE B Massing

The massing of the building reflects and reinforces the traditional building character of the
neighborhood through a well composed form, shape and volume.

Explanatory Note: Massing is a significant factor that contributes to the character of a
building. The building’s massing (as defined by its bulk, size, physical volume, scale, shape 
and form) should be harmonious with the massing of existing buildings in a two block radius. 
The massing of a building can be defined as the overall geometry (length, width, and height) of
its perceived form. The overall height of the form (actual and perceived) as well as the 
geometry of its roof is of particular importance in defining the massing of a building.

STANDARD B-1 Massing The building’s massing (as defined by its bulk, size,
physical volume, scale, shape and form) should be harmonious with the massing of existing
buildings in a two block radius.
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October 30th, 2019 

To the Historic Preservation Board, the Planning Board, City Councilors, and Mayor Strimling: 

Munjoy Hill does not need restrictive historic preservation. We need more creative, forward 
looking policies that address real issues in our neighborhood and city rather than restrictive 
policies that put aesthetics ahead of other community values. 

1) This is about aesthetics rather than history. Aesthetic preferences for other people’s
properties are not good grounds for restrictive and costly policy.

2) The proposal actively prevents environmentally sustainable development.
3) The proposal will drive up the costs of maintenance of properties.
4) The proposal will not help with affordable housing or community as some proponents

believe, and will in fact work against these values.

First, this proposed districting is not really about history; it is about aesthetics. The meetings I 
have attended are full of people simply saying how much they hate the look of certain houses. 
But aesthetic preferences about a house that isn’t yours are not good grounds for restrictive 
policies.   

If this were really about history, we would be more mindful about whose history it is, why we 
are preserving it, and who we are preserving it for. The Portland Historical Society has done a 
wonderful job documenting the history of the hill, and arguing that there is value not just in the 
history of the rich, but also the working class. While I agree with this, it is distasteful to coopt 
the history of the working class in service of the interests of people who are largely not working 
class. We should not appeal to history of the working class to preserve “cute” or “quaint” 
buildings for tourists’ Instagram photos. We should not appeal to the history of the working 
class to further raise the property values of people living in houses that are well out the reach 
of even the middle class worker. If this was really about the history of Munjoy Hill – rather than 
simply a certain aesthetic – then the policy would need to help actively increase the access to 
properties on Munjoy Hill for the working class.   

Second, this plan elevates historic preservation over other values we ought to promote. For 
example, within this proposed ordinance there is no way to balance preservation against 
environmental sustainability.  Sustainability is, of course, supported by not tearing down 
buildings for no good reason. But in certain cases sustainability may require this; in adopting 
policies that help drive up prices even further, we continue to force those who work in Portland 
further out into the suburbs and other towns. This brings more traffic congestion and pollution, 
which could be alleviated by smart planning of new housing on the peninsula. On Munjoy Hill 
we have many small single family houses providing shelter to 1 or 2 people that are occupying 
plots of land which could have 12-16 units built on them – or more, if we did not have such 
strict height restrictions.  
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The proposed districting also effectively prohibit solar panels and solar hot water for most 
residents (they’re allowed, but only if not visible from the street). This is a completely ridiculous 
restriction even if you are in favor of historic districting. Solar hot water or panels hardly impact 
the historic aesthetics of a building – less certainly than having modern cars on the street or in 
our driveways, or modern lightbulbs in our streetlights and over our front doors. In requiring a 
particular aesthetic, we prevent smartly designed passive solar buildings as well. In a time of 
increased urgency to slow climate change we should not be adding restrictions on residents 
doing a small part for sustainability.  

Some residents have argued for historic preservation on the basis that development makes us 
lose affordable housing. Million dollar condos do nothing to help affordable housing; however, 
neither does a historic district, and it will actively prevent us from enacting solutions to housing 
problems. In keeping the housing density as it is, the city will be unable to add more affordable 
units. In driving up the costs of maintenance of buildings (requiring particular siding, windows 
and details rather than what the home owner can afford), it will add to the cost of renting or 
owning those buildings. While the proponents of this districting claim that it will not be more 
expensive to follow the restrictions, the quotes I have received for replacing my wood shingles 
with a similar product are more than twice the cost of replacing it with vinyl (Wood: $35,000; 
Vinyl $17,000).  

As I watch a house nearby be renovated, and see the multiple layers of siding being removed, it 
strikes me that the history of Munjoy Hill is reflected in each owner’s choice of a more 
affordable material than the last, rather than some well-to-do current resident’s fantasy of 
what Munjoy Hill was like at some arbitrary past time. While proponents also argue that no one 
is requiring someone to replace their siding, at some point houses require this sort of 
maintenance. Historic Districts are expensive for residents. Friends of mine in the West End 
Historic District live with extremely drafty old single-pane windows because they couldn’t 
afford to have custom windows made. This is inappropriate for a historically working class 
neighborhood, and will help drive out those on lower-incomes who are still residents.  

I’ve also heard neighbors expressing a desire for community, and the mistaken belief that this 
proposal will help us strengthen community bonds. Yet nothing about this proposal does this 
(and the aesthetic judgments driving this proposal actively work against community feelings; 
imagine attending a meeting where a large number of your neighbors spend their time simply 
complaining about how ugly they think your house is). I suspect this is founded on the idea that 
the owners of newly built condos are more likely to be coming in from “away”. The idea that 
those from elsewhere care less about their new home is founded more on distrust of difference 
than anything concrete. Moreover, we have no reason to think that keeping Munjoy Hill frozen 
in time will do anything to prevent people from spending little to no time in the community.  

Our house (which we live in permanently) is surrounded on three sides by properties owned by 
people from out of state. These properties are not newly built condos, but older houses that 
roughly approximate what those supporting the historic districting want to preserve. One unit is 
occupied by the owner about one week per year, and otherwise empty. Another is rented out 



to short term tenants. Another is rented out to a long-term tenant who is, in her retirement, 
not in residence year-round. As the population on Munjoy Hill ages and we do nothing to make 
it more affordable for younger families, we can’t expect our neighbors to be there year-round. 
The last one was purchased recently, from out of state. It is currently being renovated and will 
likely also be a short-term rental. These are lovely, old buildings – but nothing about lovely, old 
buildings makes people who own them involved in the community in a robust way.  

In closing, I am not arguing for unfettered development, or for more expensive condos to be 
built. I am urging the Planning Board and City Council to think more creatively about how to 
promote the good of people on the hill – and not just preserve buildings for aesthetic reasons. 
Aesthetic preferences of a few people is not a good ground to drive up maintenance costs, nor 
should it upheld in such a way that it prevents the realization of other values. 

Sincerely, 

Lauren Ashwell 
Resident and owner of 8 Emerson St, Munjoy Hill, Portland. 



Greetings,
I am writing you today to voice my vehement opposition to the proposed Historic District 

Overlay in the East End/Munjoy Hill area of Portland.  I have attended most of the informational 
meetings at the East End school and City Hall about the historic district and at no point did a 
single individual promoting the overlay convince me that it is good, necessary, or that it will not 
harm current and future residents of Munjoy Hill. I feel like I could write multiple pages about this 
subject but I will try to make my arguments as succinct as possible.

-The historic district will absolutely cause financial harm to residents, that is known. The current 
lack of historic district hurts absolutely no one. How do you justify that? There are people that 
fled the West End of Portland to the East End when that historic district went into effect, their 
testimony to the financial harm it caused them is much stronger and more compelling than the 
promises and hand-waving of the Historical Society.

-Implementing a historic district will destroy the community on the hill. You cannot have a sense 
of community when some elite members of the neighborhood are forcing financial burdens on 
you to appease their aesthetic views. The cost to reside our house on the hill will increase by an 
additional $17,000 under the historic district. That is two thirds of my income for an entire year. 
People in my situation will never forgive the people that callously push for the historic district or 
the city council members that vote for it.

-Proponents of the regulations say it will help tourism. Tourists do not come to Portland to look 
at bland, questionably historic, cookie cutter three story apartment buildings. They come for the 
restaurants and the people. Tourists do not come to the East End to look at a handful of oldish 
buildings tucked away on back streets, they come here for the dining and the natural beauty of 
the Promenade.

-As one of the youngest persons at those meetings - I can assure you that future generations do 
not want this historic district. People arguing that the historic district is preserving the look and 
the feel of the hill for young people is so tragically misguided and blind. Young people want 
affordable and abundant housing, not windows cut to certain historical measurements.

-The included ban on solar panels (the wording is a ban no matter how supporters phrase it) is 
unconscionable. At at time when our environment is being destroyed by the fossil fuel industries 
it is unethical to place bans upon the incredible energy resource that solar panels represent. 
This alone should be enough reason to reject the proposal.

Thank you for your time reading my letter and I hope that you will support the rejection of this 
harmful historic district legislation.

Travis Agaman
8 Emerson Street
Portland 
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Google Groups

Vote to Make Munjoy Hill an Historic District

Liz Hays <lizchays@gmail.com> Nov 8, 2019 11:19 AM
Posted in group: HIstoric Preservation

Dear Historic Preservation Board Members

I strongly encourage you to vote in favor of having an historic district on Munjoy Hill. This will preserve its historic character
which is vital to having people want to stay and live there. It also helps to draw tourists, from within Portland and around the
world, to the area which supports local businesses and attractions.  

Thank you for considering my request. 

Liz Hays
107 North Street 
Portland, ME 
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Google Groups

Historic Housing

Mart99 <mart99fish@gmail.com> Nov 8, 2019 6:41 PM
Posted in group: HIstoric Preservation

Please preserve historic Munjoy Hill. 

Also Portland. Maine needs a lot more affordable safe and clean housing. Pet friendly, too.
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Google Groups

Support for Munjoy Hill Historic District

Barbara Vestal <vestal@chesterandvestal.com> Nov 13, 2019 5:45 PM
Posted in group: HIstoric Preservation

Hello Deb,

I want to add my voice to those who support the designation of a local historic district on Munjoy Hill.  My husband and I own
the building at 101-107 Congress Street which is proposed to be designated as a landmark building.  We also own buildings
at 22 O'Brion Street (6-units with an adjacent vacant lot) and 14-16 North Street (6-unit), both of which are identified as
contributing buildings.  We would be pleased to have them included in a Munjoy Hill Historic District designation.

Forty-two years ago, we moved to Portland with a plan to establish our home and our office on Munjoy Hill in large part
because of the special qualities of this neighborhood.  The historic architecture has always been one of its compelling
character-defining features.  But the authenticity of place, the maritime connection, and the cultural diversity were large
draws as well.  

Certain active market forces, which are pervasive in many cities in addition to Portland, are driving demolitions, generic and
expensive new structures, and insular design.  These are all threats to Munjoy Hill's sense of place, its cultural diversity, and
its architectural heritage.  

I believe recognizing key parts of the neighborhood as a local historic district will give us one more tool to help manage the
change on the Hill.  Ideally this change can be harnessed it so it will be more likely to produce greater retention of the
existing affordable housing stock which is now contained in landmark and contributing structures, and more sensitive in-fill
development in those few locations where new construction is appropriate.  

It is past time for Munjoy Hill to receive the same protections as the City has accorded to other peninsula neighborhoods for
almost 30 years.  We will be richer as a City if we act to protect our unique built heritage in all of our neighborhoods.

Regards,

Barbara Vestal

-- 
Barbara A. Vestal, Esq.
Chester & Vestal, PA
107 Congress Street
Portland, Maine 04101
(207) 772-7426 - phone
(207) 761-5822 - facsimile

---------------------------------------

This message is intended only for the use of the individual or entity to which it is addressed and may contain information that
is privileged, confidential and exempt from disclosure under applicable law. If the reader of this message is not the intended
recipient, you are hereby notified that any dissemination, distribution, or copying of this communication is strictly prohibited. If
you have received this message in error, please notify us immediately by telephone and e-mail.
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Google Groups

Designating Munjoy Hill as an Historic District

Francesca <cesca.gs@gmail.com> Nov 14, 2019 3:09 PM
Posted in group: HIstoric Preservation

Dear HP Board Members,

The Munjoy Hill neighborhood is a Portland treasure full of historic architecture and a great sense of place.

Please vote to make it into an historic district so that its character  may be enjoyed by future generations.  

Many thanks!

Francesca Galluccio-Steele
22 Clifford St
Portland, ME 04102
cesca.gs@gmail.com
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Google Groups

Munjoy Hill Public Hearing Comments

Julie Larry <jlarry@portlandlandmarks.org> Nov 14, 2019 12:33 PM
Posted in group: HIstoric Preservation

Deb,

A. ached please find Landmarks' comments on the proposed Munjoy Hill designa�ons t o include in the public
comment package.
Thank you.
Julie
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14 November 2019 

Dear Chair Sheridan and members of the Historic Preservation Board, 

As you know, Greater Portland Landmarks supports the proposed designation of several individual 
buildings and a historic district on Munjoy Hill. We appreciate the enormous amount of work the 
consultants and staff completed in preparing the nomination. We also appreciate the thoughtful 
discussions of this board at its workshops and the opportunities the board and staff have made for the 
public to engage in the decision making process.  

Our organization was founded on the belief that Portland’s future is brighter if it builds upon the rich 
social, cultural, and architectural character of its past. Historic Preservation is not about freezing any 
community in time. Rather, historic preservation looks to preserve enough of the built environment that 
establishes a city or a neighborhood’s sense of place while accommodating new development and the 
needs of contemporary life.  

Through this city’s commitment to historic preservation and the work of this board, we believe Portland 
has been successful at achieving a balance between old and new. The inherent flexibility in the historic 
preservation ordinance has permitted alterations and new construction at a variety of scales in the city’s 
local historic districts. These new additions within the various districts have enhanced our city’s 
streetscapes while accommodating new residential and commercial growth. Hundreds of new housing 
units, including more than 325 units of affordable housing, have been built or permitted in the last 
several years in individually designated buildings and in the West End, Parkside, India Street, and 
Congress Street Local Historic Districts.  

Historic preservation is one tool that helps our city be more sustainable. Preservation and reuse of 
historic buildings reduces resource and material consumption, puts less waste in landfills, and consumes 
less energy than demolishing buildings and constructing new ones. In addition, the preservation 
program has approved environmentally friendly building systems like heat pumps and solar panels, 
which help to achieve the city’s sustainability goals.  

Portland is a desirable place to live and to visit in part because it retains its unique character as a historic 
coastal community and because it is a vibrant city open to growth and change. The Munjoy Hill 
neighborhood is as worthy of local historic district designation as the West End, the Old Port, or India 
Street. We strongly believe that the proposed designations will allow the Hill to retain its sense of place, 
while accommodating future change. We hope that you will unanimously support the proposed 
individual and district designations on Munjoy Hill on Wednesday night.  

Thank you for your consideration of our views. 

Julie Larry 
Director of Advocacy 
Greater Portland Landmarks 



Google Groups

Support for Historic Districts

Rhoda Renschler <rsrensch@msn.com> Nov 14, 2019 10:18 AM
Posted in group: HIstoric Preservation

As a frequent supporter of many businesses  on Munjoy Hill, I support the proposed historic district  and designation of
architectural structures. 

Rhoda Renschler
37 Channel Road
South Portland, ME 04106

Get Outlook for Android
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Google Groups

Support for Munjoy Hill Historic District and Landmarks

Sally Oldham <oldhamseg@gmail.com> Nov 14, 2019 1:27 PM
Posted in group: HIstoric Preservation

Greetings:   Attached is my statement of support for the proposed Munjoy Hill Historic District and individual Landmarks.  I
would appreciate your including this in the public record and distributing it to members of the Historic Preservation Board. 

Thank you, 

Sally 
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14 November 2019 

Dear Members of the Historic Preservation Board, 

I want to voice my support for the designation of several individual landmark 
buildings and an historic district on Munjoy Hill.  I live at 118 Congress Street on the 
Hill.  While my residence is not within the boundaries of the proposed historic 
district, I feel fortunate that the district boundaries include areas close by as well as 
two proposed landmark buildings across the street. 

I appreciate greatly the extensive effort that has gone into developing these 
designation proposals and the thoughtful consideration given to residents’ 
viewpoints throughout the review period. 

I’m aware that for a number of years many residents of the Hill valued highly the 
character of their neighborhood yet thought there was no need for historic 
designations to ensure that this character is not eroded and eventually transformed.  
The development boom in Portland, taken together with zoning changes of the past 
few years, however, have changed this dynamic significantly, putting buildings and 
areas at risk of substantial erosion and change. 

I am heartened by the surge of support to preserve and evolve the buildings within 
the proposed historic designation areas so Munjoy Hill can continue to meet the 
needs of its residents and also add to the vibrancy of this great city through 
maintaining its historic streetscapes and character. 

I urge you to unanimously approve and recommend to the Planning Board and City 
Council for their action, the historic district boundaries and historic landmarks as 
presented at this Public Hearing. 

Most sincerely, 

Sally Oldham 
118 Congress Street   Unit 202 



Google Groups

Munjoy Hill Designation

Edmund Gardner <ed@gardnerregroup.com> Nov 18, 2019 12:31 PM
Posted in group: HIstoric Preservation

 Dear members of Portland’s Historic Board,

I would like to voice my support for a historic designation to be placed on Munjoy Hill, using the currently proposed map.
Though I think that over time, similar to what happened to the West End District, I see this district including more properties
of the East End, as it helps tell the complete story of the history of Portland and it significance.

I have had the pleasure of owning and renovating several buildings on Munjoy Hill, including 101 North St. with its beautiful
box bay windows,  21 Sheridan St. (recognized as once the home of Portlands’ very own writer John Ford) that was
renovated from a shell into three condominium units, and 84 Eastern Promenade, a beautiful Victorian structure that is a
backdrop for historic Fort Allen. With these and may other appreciated contributing buildings that make up this historically
special area, generations to come will get to enjoy the resources that the “hill” provides for and will help stabilize our
precious neighborhood as future development happens there. 

I do hope that you support this district along with its individual designations. It will be very important to our city, ongoing.

Thank you for helping to keep our city a historically educational asset!

Ed

Ed Gardner, Broker
Gardner Real Estate Group
511 Congress Street
lobby level
Portland, Me. 04101
207-GARDNER. O
207-415-4493. C
www.GardnerREGroup.com
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Google Groups

Munjoy Hill Historic Preservation Histrict

Maggy W <mswnola@gmail.com> Nov 20, 2019 12:12 AM
Posted in group: HIstoric Preservation

Dear Members of the Historic Preservation Board,

   Unfortunately I have a conflict on Nov. 20 and will not be able to attend the meeting to review the Munjoy Hill Historic
Preservation District, but I urge you to approve this designation. I have lived in this neighborhood for only five years, but
have visited my sister here for the past 40 years and have seen so many changes over that time. I loved it 40 years ago and
I love it today, but have been dismayed to see the number of beautiful and characteristic 19th century homes torn down in
the past few years. I have been a docent at the Observatory for the past 3 years and have enjoyed telling its story to visitors
from all over the country and the world. We discuss the Great Fire of 1866 and then we get to the top and so many of these
visitors ask about all the construction and new boxy houses that can be seen dotting the neighborhood. They have
expressed disappointment that the neighborhood which survived the fire is now being so altered by new construction. 

   As Ms. Andrews has pointed out in her excellent presentations over the past year and a half, it is not only the history of the
architecture that is important, but the story it tells about the social and cultural history of this special place. The hill has
housed the working class tied to the growth of the railroad, connections  on the Underground Railroad, early 20th century
new Americans, to name just a few. 

   I also want to take this opportunity to thank Ms. Andrews for all the incredible work she has done on behalf of this proposal
and to thank the members of the Board who have spent so many hours listening to all of us who care so passionately about
this, and who have taken the time to walk the neighborhood and review so many buildings in so much detail. 

Please vote in favor of this proposal!

Maggy Wolf
28 Saint Lawrence St. 
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Google Groups

Munjoy Hill Historic District

Julius Ciembroniewicz <jciemb@gmail.com> Nov 30, 2019 11:43 AM
Posted in group: Planning Board

Dear Planning Board Members: 

I'm writing in support of the historic district in Portland's Munjoy Hill. The majority of Portland residents
strongly support a MH historic district.  

I am a Maine native. I am a Portland resident of 20 years and I am owner of property on Munjoy Hill. 

If the Planning Board is looking for an example of why a historic district is needed for Munjoy Hill, you need
not look further than the demolition/construction project located at 9 Moody Street. This is the personal
residence/tower commissioned by commercial developer Jim Brady. It is the best evidence of why Portland
needs a historic district. 

Describing it doesn't do justice like seeing it from our adjacent building, but attached are a few pictures to
give you a sense. The before and after pictures speak volumes. 

Our 100 year old building had its views decimated by this new, single family personal residence that rises
high above the other rooftops of MH; it is taller than than our building that hosts eight (8) condominiums. 

With zero care for the neighbors or the integrity of our historic Munjoy Hill neighborhood, this developer
undertook this massive demolition/construction project in our neighborhood -- for a personal residence for
himself.  It is the proof in the pudding that at least this developer doesn't care about the integrity of the City,
or at least as it applies to him and his development projects (he does lots of development in our City).
Otherwise, this building, in this fashion, wouldn't exist on MH, 100 feet away from the historic eastern
promenade. There are many people with more money who would not do this. That said, unfortunately, there
are some that will.  The City has an obligation to protects its residents and the integrity of our historic
neighborhoods. The only way to do so is to enact the historic district. 

Thank you for your attention to this important issue. 
Julius 

Julius Ciembroniewicz
55 Morning Street
Portland, Maine 04101
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Negative Effects of 9 Moody Street Construction: 
Demolition of House & New Construction at 9 Moody Street 
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Google Groups

Historic District for Munjoy hill

e w <eenebw@hotmail.com> Nov 30, 2019 6:41 PM
Posted in group: Planning Board

Hi:  I just wanted to send the comment I made to Carl Henry’s anti-Historic district in case you read the article.  As a 30 year
property owner of two 3 units on Beckett Street I 100% support being under a district.  I have no special interests or
investment goals other than just a respect for 1800 era architecture that is becoming rare these days in our country.

My comment

“

Well you know what It is not a small group of people of 8 to ten people that want a historic district. There are many that want Munjoy
hill saved from the likes of people with interests like you and Lori. In reality it is a small group of 8 to 10 developers and people from
other states/towns that want the hill to be their private palace or to fulfill their money making desires. BTW how did you manage to get a
front page article about this. That in itself smells like special interest. There are several districts in Portland already and I personally
challenge you or Lori to give some facts from owners in those districts depicting the """Horrors """ of being in a district. To the majority
of Hill people developers and people that move in and want to tear down and rebuild are the real villains. Do you really think that the
majority of current and past Munjoy hill residents want the hill to be razed and in its place boxes built??

“:     
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Google Groups

Munjoy Hill Historic District

James Hambly <jphambly@hotmail.com> Dec 1, 2019 8:52 AM
Posted in group: Planning Board

Dear Deb Andrews,

We would like to express both our support for the Munjoy Hill Historic District and our thanks for the efforts of
everyone involved to bring the designa�on t o reality.

The Munjoy Hill neighborhood has a look and feel we both love and enjoy every day. Drama�c chang es to some of the
proper�es o ver the last few years have, in our opinion, been detrimental to that look and feel. Change does need to
take place and, going forward, we look forward to the Historic Preserva�on Departmen t having guidance over that
change. 

Thank you.

James Hambly and Jenny Dignan
61 Monument St.
Apt 4
Portland, ME 04101
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Google Groups

Munjoy Hill Historic District

Wayne@redhookdesignalliance.com <Wayne@redhookdesignalliance.com> Dec 1, 2019 10:12 AM
Posted in group: Planning Board

Members of the Portland Planning Board,

I am a resident of Munjoy Hill (27 Merrill Street) and am writing to express my full support for the creation of a Historic
District as proposed, and in further iterations should, encompass as much of Munjoy Hill as possible. We moved to Portland,
and chose Munjoy Hill in particular, because it has the charm and atmosphere of old New England. In the time that we have
been here, we have observed that unlike many similar small cities, including our neighbor to the south, Portsmouth, that
there doesn’t seem to be an appreciation for what makes Portland an attractive tourist destination and affordable place to
live. While I understand the demands placed on the city, it’s infrastructure, its finances, and the potential for developers to
seize a wind-fall opportunity of a lifetime, I feel that it is the responsibility of the City Council to identify the essence of
Portland, and to plan growth through a cohesive and protective city plan. Munjoy Hill is a fragile ecosystem of it’s history as a
working class neighborhood, it’s location in proximity to Casco Bay and Back Cove, and a diverse population who want to
live in traditional New England neighborhoods. We latecomers have paid dearly for a piece of that Munjoy Hill turf, and we
continue to invest as we restore and repair the buildings that contribute to the East End aesthetic. We invest because it’s
where we want to live, not for a fast and tidy profit before moving on to the next opportunity, and because we want to make it
better.

For all the good that he thought he was doing in New York City, in the end, the legacy of Robert Moses, is that he destroyed
the fabric of its neighborhoods and made it an unlivable city for all but the wealthiest. Having lived there, worked there, and
left there, I can testify that I do see similarities that are to be learned from, and that are avoidable. Portland has great
potential for everything that it needs and for everyone who choses to live here. That requires careful planning, creative
development, and an appreciation of what makes Portland special. It’s the role of  the Portland Planning Department and the
City Council to provide the wisdom, the guidance, and the protections for that to happen.

I wholeheartedly support the Munjoy Hill Historic District.

Thank your for the work that you do and for your support of the Munjoy Hill Historic District,

Wayne

Wayne Valzania MS CPM

27 Merrill Street

Portland, ME 04101

207-274-4918

Wayne@RedHookDesignAlliance.com

RedHookDesignAlliance.com
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Munjoy Hill Historical District

mreppenhagen@yahoo.com <mreppenhagen@yahoo.com> Dec 1, 2019 3:02 PM
Posted in group: Planning Board

Dear Planning Board Members,

I am writing to you as a resident of Munjoy Hill who is very concerned about the historic integrity of our neighborhood, as are many of
my friends and neighbors in this part of the city.  I am very much in support of the creation of a Historic District, and I urge you all to
also support it wholeheartedly!

Respectfully,

Marlies Reppenhagen

55 Morning St. 2-2 
Portland, ME 04101 
207-939-4944 
mreppenhagen@yahoo.com
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Historic Preservation FOR Munjoy Hill

Pa Ag <pagopian1@yahoo.com> Dec 1, 2019 4:18 PM
Posted in group: Planning Board

I was in attendance at the most recent HP Board Meeting as I have been for many other public meetings re: HP for Munjoy
Hill. This meeting was no different in respect to the overwhelming support in favor of a Preservation District for Munjoy Hill.
As I said “it has been long overdue” and I would have preferred a Conservation District for the entire neighborhood. Contrary
to Carl Henry’s observation it is NOT a small group. 
I have been a 40 yr. property owner, not a silver spooned millennial or trustafarian. I am a 69 year old on a fixed 30k income
and still working, probably until I drop (good lord willing).  Of that 30k almost 7lk is for property taxes and is sure to go up
after the evaluation. After food, utilities and insurances (you do the math) I began conversations regarding Conservation in
April of 2016 after hearing concerns at the District 1 annual meeting regarding the many demos. Then as now there is wide
concern about preservation for our neighborhood. My neighbors as many others are ready and in support. It is the right thing
to do. I would put my house in protection status because it is outside the boundaries but cannot for various reasons so all I
can and will do is put it in trust. If CarlHenry feels it unnecessary he need not fear it!!! I urge the Planning Board and City
Council to unanimously support it! 
Paula Guillemette Agopian✌  
Sent from my iPhone 
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Munjoy Hill historic district

Anita Stewart <astewart@portlandstage.org> Dec 1, 2019 4:48 PM
Posted in group: Planning Board

Hello:  If something is labeled "undeveloped" or "non contributing based on extent of alteration" do those parcels still fall
under the historic designation or is there the potential for people to build whatever they want.  Thanks so much for your
help.  Best .  Anita

Anita Stewart
Executive & Artistic Director
Portland Stage Company
25 A Forest Ave/ Portland ME 04101
(207) 774-1043  ext 106
astewart@portlandstage.org
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Munjoy Hill Proposed Historic District

Lori Rounds <lori.j.rounds@gmail.com> Dec 1, 2019 5:36 PM
Posted in group: Planning Board

Dear Mr. Dundon and Ms. Grimando:

I have attended most of the public meetings and workshops held by the Planning Department and the Historic Preservation
Board regarding the potential designation of portions of Munjoy Hill as an Historic District (HD).  The meetings have offered
much discussion on the history of the neighborhood; criteria for buildings to be classified as historic; where the boundaries of
the HPD should be drawn; what property owners can and cannot do to their properties in an HD; and the desire to retain the
historic character of the neighborhood.  However, there has been little data-based discussion of the impact of the current
Munjoy Hill Neighborhood Conservation District and existing Portland HD's on housing availability, demolitions, property
values and property taxes.

The Munjoy Hill Neighborhood Conservation District (District) was implemented in June 2018 (after a six-month moratorium
on demolitions) in response to concerns that demolitions of existing housing on the Hill and the design and size of new
construction were damaging the character of the neighborhood and reducing the availability of workforce housing.  The June
2018 District rules provided significant restrictions on demolitions and new housing design and dimensions in an effort to
minimize demolitions and mandate design similar to existing architecture on the Hill.  The new rules have been in place for
18 months and data has not yet been published that quantifies the impact of the new rules.

This message is to request that the City provide data at the December 10, 2019 Planning Board Workshop to assist
Planning Board members as well as residents in determining the full impact (costs and benefits) of the proposed Munjoy Hill
HD.  Specifically:

How many demolitions occurred under permits issued from the 2015 zoning changes to December 2017 (moratorium
start), by year if available?
How many exterior demolition permits were issued from June 2018 to present for properties on MH under the new
District rules?  My review of the CSS permit data indicates that four exterior demo permits were issued (110 Sheridan,
47 Monument, 37 Montreal, 128R North) but the City will have accurate information.
How many demolitions have occurred under the new District rules?
What was the net change in the number and type (condo, single family, two-family, multi-unit, workforce housing,etc)
of MH dwelling units from 2015 to December 2017 vs June 2018 to present, based on building permits issued?
What is the number and type of new dwelling units proposed for MH but not currently permitted?
Does the City have data regarding the impact of current Portland Historic Districts vs non-Historic Districts on:

property values and property taxes
number or percent of rental units including how many rental units are considered workforce housing
cost of property renovation/maintenance
time required for additional City Historic Preservation staff review of renovation/maintenance/demolition
applications?
references to online reports or other relevant data regarding the impact of historict districts on housing, property
values, taxes, maintencnce costs, etc.

I appreciate any data that the City can provide regarding the above inquiry.  Many thanks for your assistance.

Regards,

Lori Rounds
47 Monument Street
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proposed Munjoy Hill historic designation

Kate Howe <katejhowe@gmail.com> Dec 2, 2019 10:12 PM
Posted in group: Planning Board

Dear Planning Board,
I am writing to record my opposition to the proposed historic district on Munjoy Hill. 

As a resident of the Hill, it seems to me that the process is being pushed through by a minority of very vocal residents, who
seem to yearn for the past and have extra time to be activist on this issue. We are working parents of a young family on the
Hill, with 2 children at East End School, planning on this being our forever home. I feel strongly that I don't want this vibrant
and creative neighborhood made into a museum, but do not have the extra time to attend meeting after meeting and speak
loudly about the issue. I believe other younger residents of the Hill feel similarly against or indifferent, but don't have the time
to be activist on yet another issue.

The reasons I oppose the historic designation include:
- Despite its popularity and building boom, the majority of properties on the Hill still badly need renovation and restoration. A
historic designation increases costs and decreases the flexibility and satisfaction of owners making those investments. 

Have you done an analysis of the anticipated increase in renovation costs, including more professional consultations,
specific material and design requirements, and decreased utility from the finished spaces in order to conform to historic
standards? 

Have you analyzed how many properties that might have been renovated, will NOT be renovated because of the extra
demands of a historic regulation?

Are you comfortable mandating these increased costs to property owners to appease the nostalgia of a small group of
current residents? 

- The Hill is a diverse, vibrant, creative neighborhood. Architectural styles should be allowed to evolve with the times just as
other forms of culture and lifestyle. Imagine if somebody mandated that you had to wear the exact clothing from 100 years
ago, and only listen to the music from 100 years ago, and only eat food from 100 years ago, and only drive cars from 100
years ago... oh wait, most people didn't have cars back then, which is one of the (many) reasons historical patterns of
development are not appropriate / adequate for contemporary conditions. The point is, it's a ridiculous idea... so why is it
even entertained in architecture??

Are you comfortable regulating taste in this arena in a way it would never be regulated in any other arena, and in a way that
goes against the progressive and diverse values of Portland?

- Anybody who wants to do a historic renovation, or list their property would be welcome to do whatever they want. I don't
believe they have the right to regulate the stylistic choices of their neighbors. Also, if lots of people want historic homes, then
the market will reward that type of renovation, and there will be plenty of it anyway.

- There is a housing shortage city-wide, and the Hill is one of the most popular neighborhoods. A historic designation would
make it even more expensive, and therefore "elitist" and unaccessible.

Have you done an analysis of what a historic designation would do to property and rental prices on the Hill? Does this fit in
with our city-plan for more affordable housing?

I understand the issues with scale and setbacks that some people had with the 2015 zoning changes, but those have been
addressed with the revised zoning overlay. Those zoning issues should not be allowed to be the excuse for the overreach
and heavy hand of a historic district designation.

Thank you,
Kate Howe

-- 
- - - - - - - - - - - - - - - - - - - - - - - - - - - 
Kate Howe
40 Quebec Street
Portland, ME 04101
- - - - - - - - - - - - - - - - - - - - - - - - - - -
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MUNJOY HILL HISTORIC DISTRICT

Berry Manter <berrymanter@yahoo.com> Dec 3,
Posted in group: Planning Board

Dear Portland Planning Board Members - December 3, 2019  

The photo above shows my property here on the Eastern Promenade overlooking Casco Bay. Each of you have passed by this 150 year old former home to the vice-pres
the Portland Company, to the Reiche family, and built by a paint company owner/artist William Gray. I am only its fourth “significant owner” (longterm tenancy). This 
has been, and is, loved by many.

This building is viewed and photographed by tourists who visit the city by car, by ship, venture on foot and bicycle. Visible from across Casco Bay, it is part of the icon
of this city.  

The image/sketch to the right shows my home replaced by a PRESENTLY ALLOWABLE STRUCTURE. This represents current construction trends across Munjoy Hi
city.

A historic district designation is NOT “anti-development”, but PRO-development with respect to the existing community and architecture. 

All of us, as temporary property owners, or as paid servants to the city of Portland, are but stewards of this city’s past, present and future. We are stewards of our neighb
our homes, and each other. Our work is to carry the torch of those of our past into the future, as mindful of the bottom line as the quality of life. It asks for a little bit of l
short term profit.

I ask that each of you embrace the responsibility to make choices that honor the present as well as the unseen future, to preserve the unique character and features that b
each of us here and have sustained us. I ask that each of you honor those who came before us  and dedicated time and intention to create and preserve this city for each o
today. 

The historic districting of Portland discourages shoddy profit-based teardown/construction, such as has occurred in both distant and recent past. Much of these “mistake
already deteriorating and fail to add value to the context of their neighborhoods. I live across from one that stands as a collective beacon of past failure. 

I ask that each of you work to ensure sustainable, efficient, quality development throughout ALL of this city. I ask that each of you work to continue the vision of this ci
support longterm development that reflects the aesthetics and values of its history that make Portland the desirable and UNIQUE city we can all continue to be proud of

In going forward, please, also keep foremost in mind that our precious waterfront and sweeping ocean views are, perhaps, one of our most enduring iconic assets to our 
The current trend of towering uninhabitable parking garages and office buildings devouring waterfront land and blocking visual access serve to undermine “quality of li
Please, preserve working waterfront and walkable living opportunities for the heart of this city, which will take the pressure off destroying existing fabric of our older
neighborhoods. 

Yes, please support the nominated Munjoy Hill Historic District as presented/approved by HPB without diminishment of scope and intent. 

Thank you each for reading this,
Sincerely, 

PC54

https://groups.google.com/a/portlandmaine.gov/d/topic/planningboard/QwBrxghLatg
https://groups.google.com/a/portlandmaine.gov/d/forum/planningboard


Berry Manter. - 46 Eastern Promenade - Portland - Maine



Google Groups

Dec 10th Workshop Re Munjoy Hill

Carle Henry <cdhenry3@yahoo.com> Dec 3, 2019 11:38 AM
Posted in group: Planning Board

Hello,

Please see the attached letter with 8 key business questions for your consideration.

I look forward to attending on the 10th and hearing the responses.

Thank you,

Carle Henry
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Portland Planning 
Portland City Council 
 
December 3, 2019 
 
Re:  Munjoy Hill Historic District 
 
Hello, 
 
In preparation for the meeting on December 10th, I have a number of questions. 
 

1. How does a possible 12th district help the City achieve its recently stated 2030 
Carbon Neutral / Climate Change goals?  [Reducing the opportunity to make 
homes more efficient] 
 

2. How does a possible 12th district help the City address the Housing Crisis in 
Portland?  As Mayor Snyder commented, affordable housing is her top priority.  
It is proven that Historic Districts cause greater challenges to adding affordable 
housing.  (Reference a relevant article from Seattle on this topic)  
https://www.sightline.org/2017/12/19/when-historic-preservation-clashes-with-housing-
affordability/  As West End owners can attest, repairs are so expensive that they 
pass the costs onto tenants which further limits workforce housing on peninsula. 

 
3. Originally, the proposed district had to be one contiguous district.  The proposed 

district, including the recent 2 expansions, is not one contiguous district.  Why?  
Why is that OK now when it was not earlier this year? 
 

4. To preserve architectural history on the Hill, what evaluation was done regarding 
self-registering of homeowners to the National Historic Registry?  If this was not 
pursued, why not?  If it was investigated, why was it dismissed in favor of a local, 
broad district? 

 
5. The issues facing Munjoy Hill are zoning topics (height, depth, density, setbacks, 

demolition.)  Why is a possible Historic District being proposed to address zoning 
matters? 

 
6. The 2017 Conservation Overlay, as enacted, has many unintended negative 

consequences.  Why is the City not evaluating it and taking action on improving 
zoning versus adding another set of regulations on home owners? 

 
7. In Mayor Strimling’s exit remarks, he highlighted the growing gap between rich 

and poor.  A 12th Historic District will create another affluent neighborhood that 
will further increase this gap. 

 

https://www.sightline.org/2017/12/19/when-historic-preservation-clashes-with-housing-affordability/
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8. If the 12th HD passes, pressure will be added to off peninsula neighborhoods.  
This will cause undue pressures on other areas of the city.  It will also send a 
message that any other NIMBY group can stop growth in our city. 

 
I look forward to the workshop on the 10th to hear answers to these key questions.  In 
the end, I hope the Planning Board will not recommend adding a 12th Historic District on 
Munjoy Hill to the City Council. 
 
Thank you, 
 
Carle Henry 
 



Google Groups

Munjoy Hill Historic District

Carol Connor <balsamique@live.com> Dec 3, 2019 9:11 AM
Posted in group: Planning Board

December 3, 2019 

To: Chair and Members of the Planning Board, 

As a long time Munjoy Hill resident and property owner I appreciate the uniqueness of this special  neighborhood, and view it
as a treasure for residents, visitors and all who frequent it. 
This area is a  much-loved part of our city, a focal point for many who have fond memories of Munjoy Hill and others who are
creating new memories here. In recognition of the value of this neighborhood, I  wholeheartedly support establishing a
historic district on Munjoy Hill. I applaud the recent unanimous vote of the Historic Preservation Board to recommend moving
forward with the designation of a Munjoy Hill Historic District. In addition I support the landmark designation of the
individually recommended buildings and the 100 foot boundary that accompanies the proposal. 

My home at 12 Montreal Street is one of the individual buildings recommended for landmark status. The house, built in 1855
by James B. Newell, is an example of a working class family home like many others that populate Munjoy Hill.  These
modest homes deserve to be protected and preserved. Sadly some early, simple structures have been demolished, as they
continue to be easy-pickings for developers who have a vision based on economic gain at a loss for the residents of Munjoy
Hill. 

The architecture that makes our neighborhood such a special place is not the recent collection of  lifeless boxes that fill their
lots, loom over nearby houses and bump out to the sidewalk. It is the rich collection of apartment houses, homes, shops,
green spaces and public parks that serve as a living record of our culture and history. Let's not lose any more. 

Establishing an historic district is an acknowledgement that the City of Portland is a steward of its cultural assets and is
willing to protect them for us and for future generations. I respectfully request that the Planning Board vote to accept the
proposal put forth by the Historic Preservation Board to designate a Munjoy Hill Historic District including individually
recommended landmark structures. 
It is the responsible thing to do. 

From: Carol M. Connor 
12 Montreal St. 
Portland, Maine 04101 
207 232 2265 
balsamique@live.com 

Sent from my iPad
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Munjoy Hill Historical Designation

Joshua Baston <joshua.baston@gmail.com> Dec 3, 2019 8:27 AM
Posted in group: Planning Board

Members of the Portland Planning Board,

I am writing to you to express my concerns with the proposal to designate certain portions of Munjoy Hill as a historical
district.  I have been a resident on the hill since 2009 and in 2011 I purchased a dilapidated two-unit building which required
extensive rehabilitation.  I performed much of the renovation myself and I now live in one half and rent out the other half as a
long term rental.  In my professional life I'm a licenced master electrician who works for a company installing solar energy
systems, so as part of my own home renovation I included both a solar hot water and a solar electric system.  This was both
for the environmental reason of reducing my carbon impact but also for the economic reason of reducing my
monthly utility expenses.  I pay for hot water in the rental unit and so that is now thankfully covered by Maine's abundant free
sunshine.  I pay for heat and so I installed an efficient natural gas heating system, however had the technology been
available at the time I would have installed air source heat pumps. In the past 3-5 years air source heat pumps are being
rapidly adopted by Mainers who want to decrease their heating cost and reduce their reliance on imported fossil fuels.  I
mention all of this because both solar energy systems and the outdoor compressor units associated with air source heat
pumps would require permitting and review by the historical preservation board if Munjoy Hill becomes a historical district. 
The Munjoy Hill homeowner may want to maximize the solar potential of their roof by filling it with solar but they would need
to go through the subjective review of the HPB who could dictate where and how many panels could be installed to match
the board's aesthetic preferences.  The homeowner may also want to locate the outdoor unit for their heat pump in the most
efficient location where is would not get buried by snow, but the HPB may dictate that it be installed out of sight or even not
at all.  These are just a couple examples of the many limitations that would get placed on a homeowner looking to improve
and increase the efficiency of their Munjoy Hill home.

I appreciate the history of Portland and agree that we have some incredible historical character which is quite important to
maintain, but we need to look at using other tools which will not have so many potential consequences to homeowners. 
Everyone who purchased their homes on Munjoy Hill purchased them in a non-historical designated district and a historical
designation would have certainly influenced my buying decision in 2011.  If this proposal passes, I also wonder: what will be
the next proposed district?  There are lots of beautiful old homes in Oakdale, East Deering, and Rosemont.  Should
everything old in Portland be saved in perpetuity instead of crafting zoning which balances responsible growth with
neighborhood character?  Historical designation may preserve a certain "look" but this is not in most homeowners interests
and it certainly does not help the city build more workforce housing or move towards their self imposed and ambitious carbon
reduction goals.  Piecemeal historical designation also opens the door for NIMBYism in development, which undoubtedly
has had some impact on the jagged shape of the proposed Munjoy Hill district.  I believe that a neighborhood is created by
not just the architecture or age of its buildings, but also the diversity of the people who are able to live there.  Munjoy Hill has
changed significantly over the past decades, however a historical designation is not going to stop that change or bring
something back.  It's only going to ensure that this is a neighborhood with old buildings that are now even more expensive to
maintain and will thus decrease the diversity of folks who can afford to live here.

I appreciate your consideration,

 - Josh Baston
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Support for enacting (and expanding) Munjoy Hill Historic District

EJ Koch <ejkoch@gmail.com> Dec 5, 2019 12:45 PM
Posted in group: Planning and Urban Development

This is my letter of support for the proposed, and an expanded, Historic District on Munjoy Hill.

Because the materials are lengthy, I have included a cover summary. 
One of my primary points is that there is widespread support for this Historic District, also among those who do not sign
Petitions.  

Please take these as part of the record concerning the referral of the Historic District proposal to the Planning Board, and
again register my (and hundreds of others') support for a Munjoy Hill Historic District.

Erna Koch
617-818-0882
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ERNA KOCH 

81 Vesper St., Portland, Maine 04101 
Phone: 617-818-0882 

E-Mail: EJKoch@gmail.com 
 
December 5, 2019 
 
City of Portland Planning Board, staff, and City Council members 
 
This is a cover summary of the materials attached.  I hope you will read my letter, but I 
recognize that your time is valuable and limited.  Therefore I have attached this summary 
of what is covered in the materials attached. 
 
Please Adopt and significantly expand the proposed Munjoy Hill Historic District 
 

• After a great deal of community effort, with no discernable  impact, adopting a 
Historic District on Munjoy Hill appears the best/only way to protect the Hill’s 
character and livability.  It seems that the City has allowed developers to control 
development on the Hill through lobbying and private agreements.  This is 
anathema to an open process. 

 
• Broad Local and popular sentiment runs overwhelmingly in support of 

preservation over demolition, and against predatory development that produces 
incompatible new developments and massive scale.  The Appendix A opinions, 
directly from Hill residents and others are reflected by hundreds of people on 
Social Media over a term of years.  [SEE:  Appendix A, for a broad sampling of 
actual local comments about inappropriate development on the Hill]  See also, 
recent local press coverage of the Historic District proposal, and in particular the 
“Comments” section. 

 
• An “Opposition Petition” to the Historic District presented to the City in October 

2019 was representative of just 12 properties, one of which has already been 
demolished and redeveloped, and one of which was demolished in November for 
development, pending review of yet another controversial, oversized building 
plan. 

mailto:EJKoch@gmail.com


 
• New building is supposed to comply with Design Standards, which provide in 

relevant part that the style, scale and massing of new buildings be compatible with 
the rest of the local streetscape.  The Planning Board appears to be paying no 
attention to these standards, and approves inappropriate proposed building just 
about every time.  I’m not aware of any time the Board has turned down a plan – 
they accept ”revisions” of inappropriate plans regularly, failing the community 
every time.  Staff appears to be captured by the developers. 

 
• New Planning Board-approved buildings are usually oversized, overpriced 

eyesores crammed onto small lots that tower over their neighbors and contribute 
nothing good to the streetscape or the local community.  They do not add to 
Portland’s housing stock in any way that is meaningful to residents.  A good 
proportion of the condos are bought by people who don’t live in Portland more 
than 3-4 months a year.  And none appear to be anywhere near in reach price-wise. 

 
• The minor effort by the City in response to sustained and vigorous resistance of 

residents has not been effective to preserve the Hill’s valuable assets.  We need a 
Historic District to accomplish that. [SEE: pictures pp 6-11 of letter] 

 
 
For more detail about my strong support for a broad Historic District on Munjoy Hill, see 
my full letter.  Thank you for your consideration. 
 
 
 
Erna Koch 
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ERNA KOCH 

81 Vesper St., Portland, Maine 04101 
Phone: 617-818-0882 

E-Mail: EJKoch@gmail.com 
 
December 5, 2019 
 
City of Portland Planning Board, and City Council members 
 
 
Hello, 
 
My name is Erna Koch.  I am 40 year resident, and a 35 year property owner of a three 
family house on Munjoy Hill, in an area that falls within the currently proposed Historic 
District.   
 
This is a long letter which enumerates developments that have informed my conclusion that 
enacting a Historic District is the only reasonable path to preserve the Munjoy Hill 
streetscape.  I have included extended community commentary in the Appendix, to allow 
readers to get a sense of what actual local discussion on this issue looks like. 
 
Please Adopt and expand the Munjoy Hill Historic District 
I support and encourage expansion of the Munjoy Hill Historic District for all the reasons 
you’ve heard from others, and as I’ve written in the past.  As both the zoning ordinance, 
design standards, and the Comprehensive Plan require, new buildings “should be” 
compatible in scale, massing and design to the neighborhood.  Munjoy Hill has a Historic 
story – much of it as housing for the many working class families who worked in Portland’s 
industries.  This should not be destroyed by developers’ building to the “limits of the 
envelope” as they have heretofore been allowed.  This kind of development is not desirable 
for anyone but developers looking to maximize square feet they can cram in, and thus higher 
profit.  THIS is one important reason why the buildings they erect end up looking like big 
boxes. 
 
Another reason to support the adoption and expansion of a Historic District for the Hill is the 
culture our human scaled streetscape has encouraged and sustained for over a hundred years.  
Although many of the original families from my neighborhood have moved, and their triple 
decker buildings have been converted to condos, at least those condos remain part of the 
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neighborhood streetscape.  We retain a sense of community, walking neighborhoods, and a 
strong feeling of connection to each other and to the working families that have lived here so 
many years.   
 
While the Hill has traditionally been a place where working people have lived and raised 
families, its character is rapidly being compromised by speculative development of “big box” 
type condo housing.  The housing thus added is far out of the financial reach of most Maine 
residents.  It is opposed by most property owners and residents of Munjoy Hill for this reason, 
and because it is not compatible or consistent with the type, design, and scale of housing here. 
 
The new big box buildings contribute nothing, and in fact stick out like oversized monoliths, 
many of them not even having front doors to the street.  Many of the new residents come 
from places where this type of building is common, car-centric.  So far, we have seen little 
participation or connection by the new residents to the ethos of the local community here.  I 
am not faulting them personally – they are moving here from other communities that often 
have the appearance of the new condos they’ve chosen.  It is important to note that 
architecture and streetscape strongly suggest what kind of community exists, but many of the 
new buildings point to the normalized isolation many of us feel in bigger cities.  It’s what 
many of the new residents are more familiar with.  Ironically, our area’s character, 
appearance, and culture is part of what attracts new residents and visitors to Portland.  As we 
allow changes that do not fit, we become “every city” USA. 
 
This kind of development has been supported to date by the planning board, through the use 
of variances and other techniques, while cynically calling it "adding to housing stock."  In the 
past, Hill residents have supported reasonable regulation standards that would curtail 
predatory development.  But, developer practices endorsed by the Planning Board have 
already changed the face of the hill, and we have learned that the considerable effort to add 
clearer standards has had little effect on Planning Board deliberations and actions.  If action 
is not taken now to create a Historic District, incompatible development will continue to 
overtake this part of the city that we (and the many visitors to Portland) love.  And, I want to 
live in a community I can still recognize.  
 
This is as Portland’s Comprehensive Plan emphasizes: 
* The need to stabilize and enhance historic areas of the to ensure quality investment in existing 
structures and compatible infill development; 
* That we encourage additional contextually appropriate housing density in and proximate 
to neighborhood centers…. as a means of supporting complete neighborhoods; 
* That we promote historic preservation as a key economic, sustainability, and community 
development strategy.  

The planning board is failing miserably to hold developers to any actual compatible 
design/scale/massing standard or code provision [SEE: Appendix B], even after an Ordinance 
change for which many fought long and hard.  We don’t have a couple years to “be in a 
better place to look at the results and what is happening and [we will] be in a better place 
to take stock and see how it worked out.1”  We don’t have more time.  Given our experience 
with a clear ordinance revision including standards which produced no change on the ground, 
we already know how it’s been working out.   

                                                 
1 Christine Grimaldi, PPH, talking about the Historic District designation, 2019 
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Not as intended.   

A Historic District will provide CLEAR guideposts to residents and developers.  We 
need it.  Nothing else has worked. 

There is a Petition that has been circulated in opposition to the Historic District.  It is not 
unreasonable to believe it represents less than 2% of property owners on the Hill. 

Looking up the 25 signatures on the “opposition” petition, there are some notable factors.   
 The signatures represent owners of 12 properties (with 33/37 Montreal which is 

currently slated for development and in process, counted as one). 
 Three or four of the 12 properties are older, modest single or multifamily dwellings, 

which could be attractive targets for teardown and “development.” 
 Two of those properties that could be development “targets” are directly across the 

street from the proposed development at 33/37 Montreal St. 
 One signatory appears to be a renter at one of the 12 properties, and one is a property 

manager who is not an owner. 
 One signatory listed an address that can’t be found in the City Assessor’s database, 

and his name is nowhere listed as an owner on that street. 
 
What are the opinions of those who live on the Hill who have not signed any petitions?  
It is worth considering the opinions of a swath of Munjoy Hill and city residents.  Many of us 
have made our position clear at City Hall and information meetings.  However, there are 
others who have not signed petitions, and don’t approach City Hall.  These are people who 
are working hard, pursuing their lives, who feel cut off from “politics.”  However, that 
doesn’t mean opinions aren’t expressed.  When a teardown happens, or when a development 
is proposed or built, there is usually active commentary on social media and in the 
community, dating back to well before 2016. 
 
An example:  5 Merrill St. This is now a two family condo building, with 6 bedrooms and 6 
bathrooms, which looms over its neighbors and is thought by many to be the ugliest building 
on the Hill.  Many say it “gives the neighborhood a black eye.”  It’s a typical example of 
“building to the limits of the envelope.” (See before and after pictures below). 
 
From the upper floors, it has “sweeping views”, which is what they’re selling.  That and the 
“charming neighborhood.” One wonders, how long will it remain “charming?”  An apartment 
in this building was listed for $1,500,000.   
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From Face book group: “Munjoy Hill Residents (Past & Present)” 

 
 

 
 
For more of the hundreds of comments this and other Face book posts have generated,  
See Appendix A. 
 
Note the difference in scale and design between what became “new 5 Merrill” and “old 5 
Merrill,” and the 181 comments on Facebook in 2016. 
 
Words that appear most frequently related to the teardowns and/or new developments are 
“sad,” “ugly,” box,”ugly condo,” and “eyesore.”  There are a couple references to Union 
Station, and at least two comments in that thread asking “Doesn’t Portland have design 
ordinances so neighborhoods will retain their character?” and ”I don’t understand why 
Portland wouldn’t want the newly built homes to fit in with the character of the Hill.”   
 
As someone who is passionate and involved, I speak about development with other property 
owners and residents daily.  Many of my closest neighbors live in condos – they are from 
other parts of the country and bought a condo in an updated three unit because they love the 
Hill’s character, their own restored or updated building, and the area. Sentiment among 
residents I speak with, long term and newer, runs overwhelmingly towards protection from 
massive and inconsistent design, as do the Facebook posts. 
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The point I’m making here is that despite the fact that many Portland residents don’t speak 
up – people are busy with their lives, or intimidated, or don’t know who to talk to/don’t think 
“fighting city hall” is productive – if one looks, it is easy to see that a large majority strongly 
disapprove of the rampant teardowns and oversized overdevelopment on the Hill.  Also on 
this Facebook site, are several references to Union Station.  We cannot be allowed to destroy 
ourselves to please developers. 
 
The above comments were from 2016, when the Merrill St. building was torn down.  In that 
case, the building had gone without maintenance for too long, and was unsafe.   Yet, people 
were still concerned about what would replace it.  And they were right to be. 
 
Indeed, can it be understood “why Portland wouldn’t want the newly built homes to fit in 
with the character of the hill?” 

The negative consequences of the R-6 zoning, meant to allow/promote infill development for 
more housing became clear quickly.   

From a Portland Press Herald article in 2019:  

“Residents and policymakers are reacting to development patterns that emerged after the City 
Council made changes to the R-6 zone. Those changes opened up smaller lots for 
development. 
 
Since then, large boxy condominiums have popped up next to more traditional-style homes 
and apartments. In some cases they are built to the property lines, reducing the amount of sun 
and light between buildings and making the streets less welcoming, residents said.  
[See, 47 Monument St., p. 7]  
 
“Those Soviet structures are popping up like Japanese knotweed,” Morning Street resident 
John Wuesthoff said.”   
 
 
Moratorium and 9 Moody St development:  Following many months of advocacy by Hill 
neighborhood residents and property owners, a 6 month moratorium was enacted on 
teardowns.  Note that the last one on the permit list (next page) is 9 Moody St., in my 
neighborhood.  Jim Brady had a teardown permit, and I believe he demolished the building at 
9 Moody St the day before the moratorium went into effect.   
 
I met Brady the night before his teardown, and he told me the 9 Moody St. building was 
“unsalvageable” and that he intended to construct something very much like the then-existing 
building for him and his family to live in.  It was not in fact unsalvageable, and you can 
judge for yourselves whether it is similar in style and scale to the building that was 
demolished. 
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9 Moody before:                                     9 Moody after: 
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There have been many other demolitions and “redevelopment.” Some buyers have chosen to 
restore or build in a compatible fashion.  However, many have not. 
 
A tiny single family on a small lot was “redeveloped” and now is massive and interferes with 
houses on both sides of it. 
 
47 Monument before:   After 

 
 
The 47 Monument building was close to neighbors before, but still allowed the neighbor to 
its left to “breathe” and have access to light.   
 
Then  (Small grey house to right)   Now 

 
 
25 Monument    Before:                                   Now: 

  
 
“Units” in this 25 Monument development are on the market for upwards of $1.25 million.  
Also selling “sweeping views,” after impeding views and of its neighbors. 
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30 Merrill St.  
before: 

 
 
30 Merrill St. 

 
Karen Snyder photos 
 
33 Lafayette St. 

 
Karen Snyder photos 
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34 Howard St.  (Again, as with most of these, built to the “limits of the envelope”) 

 
 
Fore St. 

 
 
And coming up: 
 
Montreal and Morning Street proposed developments: 
 
From Portland Press Herald, September 2019 
[Developer] Wells’ project is said to be the only proposal that has gone in front of the 
preservation board since the overlay was enacted, said Christine Grimaldi, acting planning 
and urban development director. With so little engagement in the process, it is hard to say 
how well it is working or if it should be tweaked, she said. 
 
“I feel confident about it, but I feel like in a couple years we will be in a better place to look 
at the results and what is happening and we will be in a better place to take stock and see 
how it worked out,” she said. 

                                                 
 It is not clear what she’s referring to here.  There has been a great deal of community “engagement.” 
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I think we can see how it’s working out.  We don’t need more years more of this and further 
destruction of usable/restorable compatible housing for expensive condos with “sweeping 
views.”   
 
The 33/37 Montreal project is a plan to remove a salvageable, compatible two/three family 
house on a corner in a neighborhood of small single and two family residences, and tear 
down two other houses, in order to combine 2-3 lots and build a massive out of scale 
“modern” condo building in their place on the combined lots.  As of December 5, these 
buildings have been torn down, and there is as of yet no PUBLIC approved plan for the 
project.  As proposed in both the first and second iterations, the builder wants to, as most do, 
build to the “envelope” of permissible area, since scale, massing, and design do not appear to 
be considered as obstacles by the planning board, even though Portland’s Design Standards 
require it [See Appendix B].   
 

 
 
 
Game plan?   It appears the developers’ game is to propose something so out of scale and 
objectionable that provokes community outcry, and cannot be approved.  Then, to return with 
something that is presented by the builders as “significantly revised,” even though it does not 
comply with the code either. By that time, developers are crying that the process is a hardship 
on them, the community is exhausted, and it often appears the Board is less inclined to reject 
the “revised” design because of all the “effort” the developer has made to “comply” with the 
standards.  
 
There is a similar game afoot for infill building in an empty lot at 130 Morning Street.  While 
several of the surrounding buildings are large (they are a redeveloped school and were 
apartment workforce housing), the proposed design extends again right up to the “envelope” 
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of permissible lot lines.  The architects confirmed to me that their instructions were to design 
the build to the boundary of the “envelope” to maximize interior square footage.  It did not 
appear that anyone in the design process considered compatibility with existing structures. 

 
Karen Snyder photos 
 
I will end with this sentiment by Karen Snyder:  “When the hot market of Munjoy hill is over, 
real estate agents and developers will survive and will move on to the next market leaving 
behind junk ‘new’ ugly buildings where once stood a neighborhood of historic charm. This 
IS the reality of what is happening and why I hope Munjoy hill is considered as a historic 
district.” 

A Historic District will provide CLEAR guideposts to residents and developers.  We 
need it.  Nothing else has worked. 

I agree with Karen - we have tried everything to bring attention to the conflict of the design, 
size and character of these new developments with the existing streetscape and neighborhood.  
My fear is that if this progresses further, developers proposing new oversized and 
incompatible developments will begin to point to other “box structures” nearby to leverage 
their requests to build more of the same.   
 
As has been done in the West end, a Historic District on the East End will bring us to a place 
where reasonable renovation and building can continue to be implemented, and not inflict 
further damage on our distinctive neighborhoods. 
 
Thank you for your consideration. 
 
/S/ 
 
Erna Koch 
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APPENDIX A: 
Public Comment from Social Media 

[this is a sample only] 
 
Many Hill residents and property owners have made our position supporting an 
(expanded) Historic District clear.  However, there are many who have not signed 
petitions, and are unable, or don’t know how to approach City Hall as advocates. 
 
When a development is proposed or built, there is usually active commentary on social 
media, dating back to at least 2016.  A posting about 5 Merrill Street in 2016 generated 
181 comments. 
 

 
 
(See Appendix pages 2-6, for sampling of comments on this post,  2016-present) 
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Comments concerning the 5 Merrill Street teardown (Facebook, 2016; “Munjoy Hill 
Residents (Past & Present)”: 
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December 2017: 
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 Words that appear most frequently related to the teardowns and/or new developments are 
“sad,” “ugly,” box,”ugly condo,” and “eyesore.”  There are a couple references to Union 
Station, and at least two comments asking “Doesn’t Portland have design ordinances so 
neighborhoods will retain their character?” and ”I don’t understand why Portland 
wouldn’t want the newly built homes to fit in with the character of the Hill.”   
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Sentiment among those I speak with runs about 97% towards protection of the 
neighborhood from out of scale and inconsistent design, as do the Facebook posts. 
 
 
And, finally,  
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Comments below range from when this was posted (August, 2019) through 25 hours 
ago. 
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Appendix B

From:  Design Manual promulgated by the Planning Authority pursuant to Sections 14-498 of 
the City of Portland’s Land Use Code.  “Design Standards and Guidelines and maps contained 
as appendices to this Design Manual were individually adopted by the Planning Board or City 
Council following public Hearings.”

R-6 Infill Development Design Principles & Standards

From:  Purpose  

I.  All developers, no matter how small their project, have a responsibility beyond simply 
meeting the needs of their end users. They have a public responsibility to add to and enhance 
the neighborhoods in which their projects are built. New residential construction within 
Portland’s compact R-6 zones should relate to the predominant character defining 
features of the neighborhood. The design of new development is critical, particularly 
elements such as the orientation and placement of a building on a site; relationship to the street;
and mass, form and materials. The Design Certification Program aims to insure that infill 
housing development makes a positive contribution to the City’s neighborhoods.

The intent is to ensure that infill housing is compatible with the neighborhood and meets 
a high standard of building design, while allowing for diversity of design. Projects will be 
reviewed for consistency with R-6 Infill Development Design Principles and Standards. These 
principles and standards are interdependent and should be considered holistically. The 
applicant must demonstrate that a proposal is consistent with the Design Principles. The 
standards are time-honored ways of achieving the Principles. 

II. DESIGN PRINCIPLES AND STANDARDS

PRINCIPLE A Overall Context

A building design shall contribute to and be compatible with the predominant character-
defining architectural features of the neighborhood.

Explanatory Note: The central idea behind good design in an established neighborhood is to
reinforce positive features of the surrounding area, which provide its unique identity. To a 
large degree, 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 the responsiveness of a new design with respect to these established patterns and
characteristics. While there is no one specific solution for a given setting, there are a number of
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building characteristics which can be used to gauge visual compatibility of new residential
construction in an existing neighborhood. These characteristics include design elements such 
as:

1. Scale and Form: height, massing, proportion of principal facades, roof shapes and
scale of the architectural features of the structure.
2. Composition of Principal Facades: proportion of facades; orientation of openings; ratio
of solids to openings; rhythm of fenestration; entrance porches and other projections; and
relations of materials, texture and color.
3. Relationship to the Street: walls of continuity; rhythm of spacing and structures on
streets; and orientation of principal elevations and entrances to the street.
 
Each infill project will have a unique context of surrounding structures and sites with some
strong, unifying characteristics, and some that are subtle and less obvious. The more definite 
and easily discernable traits within an established neighborhood should serve as a basis for a 
design solution, which can reinforce the positive characteristics of the surrounding 
development patterns. 

On corner properties, where the architecture has a greater visual impact upon adjacent public 
spaces, both public facades will be evaluated with equal care.
 
STANDARD A-1 Scale and Form Relate the scale and form of the new building to
those found in residential buildings within a two-block radius of the site, that contribute to and 
are compatible with the predominant character-defining architectural features of the
neighborhood. Special attention shall be given to the existing building forms on both sides of 
the street within the block of the proposed site.

STANDARD A-2 Composition of Principal Facades Relate the composition of the new
building façade, including rhythm, size, orientation and proportion of window and door
openings, to the facades of residential buildings within a two-block radius of the site that
contribute to and are compatible with the predominant character-defining architectural features 
of the neighborhood. Special attention shall be given to the existing facades on both side of the 
street within the block of the proposed site.

STANDARD A-3 Relationship to the Street Respect the rhythm, spacing, and orientation
of residential structures along a street within a two-block radius of the site that contribute to 
and are compatible with the predominant character-defining architectural features of the
neighborhood. Special attention shall be given to the existing streetscape on both side of the
street within the block of the proposed site.
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PRINCIPLE B Massing

The massing of the building reflects and reinforces the traditional building character of the
neighborhood through a well composed form, shape and volume.

Explanatory Note: Massing is a significant factor that contributes to the character of a
building. The building’s massing (as defined by its bulk, size, physical volume, scale, shape 
and form) should be harmonious with the massing of existing buildings in a two block radius. 
The massing of a building can be defined as the overall geometry (length, width, and height) of
its perceived form. The overall height of the form (actual and perceived) as well as the 
geometry of its roof is of particular importance in defining the massing of a building.
 
STANDARD B-1 Massing The building’s massing (as defined by its bulk, size,
physical volume, scale, shape and form) should be harmonious with the massing of existing
buildings in a two block radius.
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Google Groups

Munjoy Hill Historic District

Vana Carmona <vanacarmona@gmail.com> Dec 5, 2019 12:20 PM
Posted in group: Planning Board

Dear Members of the Planning Board,

First and foremost, my husband and I want to express our 100% support of the proposed Munjoy Hill Historic District
(HD).  We would urge you to approve it as soon as possible without any changes that would undermine it.

It is essential to get this passed in order to preserve our neighborhood for its historic value and also to protect it — and
us — from the developers and demolition that is taking place regularly here. 

Just in November, two buildings were demolished within one block of our home.

We believe that Munjoy Hill residents support it, for the same reasons.

In light of that, lately we have been deeply disturbed by articles in the Press Herald concerning the proposed HD. This
coverage has been harshly and unfairly against it.

For example,  the recent front page article with a photo of the the opposition showed no comparable coverage for those
in favor.  Those adamantly opposed are clearly part of an organized media effort to defeat it.

In our view, this is not reflective of the majority sentiment.

I have attended a number of meetings pertaining to the HD and I have yet to see these people in attendance making
their opinions known for all to ask pertinent questions.

Those who have come to the relevant meetings are almost 100% IN FAVOR of the HD.  They have taken the time to
study the issue and go on record as such.

We urge your approval of the HD proposal and urge you not to be misled by the negative publicity.

Sincerely,
Vana and Ralph Carmona
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Google Groups

Kelly, David <david.c.kelly@uconn.edu> Dec 5, 2019 2:09 PM
Posted in group: Planning Board

Monjoy Hill historic district seems like a bad idea.  Nothing unique about the neighborhood.  Structures and the same
neighborhoods can be found everywhere.   And such a designation would be unfair to home owners imposing an
unnecessary burden.

David C. Kelly

Portland, Maine
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Google Groups

Munjoy hill

Debrah Yale <dpyale@gmail.com> Dec 5, 2019 1:44 PM
Posted in group: Planning Board

I am writing once again to voice my opinion if leave Munjoy hill alone. If I had to owned my home the Hercules Dam house
under this designation I would have never been able to afford the luxury of renovating and restoration work that needed to be
done.
Nor would I have been able to restore 47 st Lawrence or restore my property on 50 Waterville st. Imagine I was able to do all
of this in my own with out any interference from the City. The house stock for the most part on Munjoy hill is still substandard
built homes. The houses are put together with bits and pieces. Most house are toxic environments that include rodents. I feel
strongly any added zoning restricts restoring or reinventing property. I would strongly recommend you leave this
neighborhood alone. 

Debrah Yale
Broker, ABR, Benchmark Real Estate, The Landry Team
(207) 776-2613 | dyale@benchmarkmaine.com
benchmarkmaine.com
72 Pine Street #16 | Portland, ME

IMPORTANT: The contents of this email and any attachments are confidential. They are intended for
the named recipient(s) only. If you have received this email by mistake, please notify the sender
immediately and do not disclose the contents to anyone or make copies thereof.

IMPORTANT: The contents of this email and any attachments are confidential. They are
intended for the named recipient(s) only. If you have received this email by mistake, please
notify the sender immediately and do not disclose the contents to anyone or make copies
thereof.

 Yale
PO Box 562
Portland , Me. 04112

Rippleffect.net
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 This electronic message transmission contains information from Debrah Yale Broker with Benchmark Real Estate Agency
which may be confidential or privileged. The information is intended to be for the use of the individual or entity named above.
If you are not the intended recipient, be aware that any disclosure, copying, distribution or use of the contents of this
information is prohibited. If you have received this electronic transmission in error, please delete it and notify me by
telephone (207) 776-2613or by electronic mail yaledebrah@gmail.com  immediately.

Emails sent or received shall neither constitute acceptance of conducting transactions via electronic means nor shall create
a binding contract in the absence of a fully signed written agreement. 
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Google Groups

Munjoy Hill Historic District comment for consideration

G Bahlkow <gbahlkow@gmail.com> Dec 5, 2019 1:27 PM
Posted in group: Planning Board

Hi 

As a property owner in the proposed Historic District on Munjoy Hill I encourage the Planning Board to advance this
designation. We are very supportive. 

We recently renovated the two family home at 42 Lafayette Street and in so doing took great pains to honor the Historic
District  standards. We also have recently submitted permit applications to add two dwelling units for a total of four, again
with great respect for the Historic District standards. 

We believe our situation demonstrates renovations and additional dwelling units are reasonable expectations To accomplish
within the Historic District. 

Again, please advance the designation. Thank you, 

Gary Bahlkow 
Kimble Greene 

Sent from my iPad

PC65

https://groups.google.com/a/portlandmaine.gov/d/topic/planningboard/ivxQiB7BcxQ
https://groups.google.com/a/portlandmaine.gov/d/forum/planningboard


Google Groups

Jeremy Rutkiewicz <jeremyrutkiewicz@gmail.com> Dec 5, 2019 1:55 PM
Posted in group: Planning Board

Dear Planning Board,

I am writing to you to ask you to please oppose creation of the proposed Munjoy Hill Historic District.

For many of us, the overlay district was already an agreeable compromise to the many concerns regarding development on
the hill.

The formal designation of the hill as a historic district is TOO FAR. I look forward to continuing to live in a city that is future
forward, and I hope that the planning board does not buy into the false narrative that there is overwhelming support for the
historic district in the neighborhood. There is not.

I appreciate all of the work that the planning board does to continue to ensure that we cohabitate in a vibrant, ever-evolving
community without infringing on the rights of property owners and dampening architectural innovation.

Thank you!
Jeremy Rutkiewicz
161 Congress St
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Google Groups

Munjoy Hill designation

Lorrayne Carroll <rayne.carroll6@gmail.com> Dec 5, 2019 2:04 PM
Posted in group: Planning Board

To the Board, 

As a homeowner (16 years) and resident (30 years) of Munjoy Hill, I write to endorse the designation of the specific areas of
Munjoy Hill as the “Munjoy Hill Historic District.” I write, too, as a scholar of Early American Studies with a deep interest in
the history and culture of New England, Maine, and Portland, topics I teach and write about at the University of Southern
Maine. 

Drawing on both my lived experience as a resident and my research, I urge the Board to endorse this proposal and to work
for its passage in the City Council. The Hill has undergone significant changes in the last several years, and many of those
changes have had destructive effects. Most destructive are the loss of diversity within the community due to the lack of
affordable housing. As Greater Portland Landmarks notes, affordable housing can flourish in historic districts, especially
when new building is subjected to a variety of restrictions that ensure that scale and architectural consonance  are priorities.
Demolitions and consequent construction of wildly out-of-scale and architecturally dissonant buildings threatens the local,
specific nature of the Hill, its features as a gem of late 18th, 19th and early 20th-c. history. Largely unrestricted development
has not served the Hill and its community well; it’s time that the City recognizes and takes action to protect the neighborhood
from further depredations that threaten the historical and current cultures Munjoy Hill. The designation as a historical district,
as the current plan proposes, is a necessary beginning. 

Sincerely, 
Lorrayne Carroll 
31 North St. 
Portland
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Google Groups

Munjoy Hill Historic District

Lydia Savage <lsavage@maine.edu> Dec 5, 2019 1:53 PM
Posted in group: Planning Board

Dear Planning Baord members,

I am writing to express my complete support for the proposed Munjoy Hill Historic District and Individual Landmark
Designations.  As an urban geographer and planner, I have watched with dismay as historic buildings on Munjoy Hill have
been purchased and demolished in order for towering buildings to be built from lot line to lot line.  The buildings destroyed
were an important and significant part of Portland’s history and the new buildings will be outdated in 20 years and reflect no
local history and could be found anywhere.  One need look no further than the St John Street strip mall that replaced the
historic train station or Franklin Artery which wiped out a neighborhood to see the damage done.  

Preserving what is left of the remaining historic buildings will make Portland a city that is charming to visitors (nobody comes
to look at orange or gray concrete towers) and provides a dynamic and livable neighborhood for residents.  I am fortunate to
live on Munjoy Hill but cringe when I see towering buildings that could be found in any city in the country.  High density
housing is possible in historic districts and our economy will thrive for residents and tourists.  I am just back from California
and there are few spots as lovely as Portland, ME but it is quickly being erased by new developments and buildings that
ignore our history and what draws people to the city.

Sincerely,    

Lydia Savage
Professor and Chair
Geography-Anthropology 
Muskie School of Public Service
University of Southern Maine 

19 Melbourne St.
Portland, ME 04101
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munjoy hill

william gemmill <wgemmill1@gmail.com> Dec 5, 2019 2:03 PM
Posted in group: Planning Board

This is an important landmark and should be designated as such.

William Gemmill
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Munjoy Hill Historic District

Bruce Wood <brucesar@yahoo.com> Dec 5, 2019 2:59 PM
Posted in group: Planning Board

Chair Dundon and members of the Planning Board, 

I urge you to approve the Munjoy Hill Historic District as approved by the Historic Preservation Board.  The proposed District
is important to Munjoy Hill and the City of Portland in that it protects many blocks of historically significant housing that is
characteristic of the values we residents of Portland value.  It allows development and alterations while protecting buildings
that Portland needs to move into the future with wonderful housing stock. 

Historically, housing prices in Portland’s historic districts have risen at a rate greater than that of areas not so protected.
 Replacement in kind is allowed without review in most cases.  Alterations, including improved weather-proofing, are allowed
with just a bit more review than if one is outside the district.  I have observed many cases in which the City’s historic
preservation staff and the Historic Preservation Board worked with owners to improve planned changes and often this
coordination has reduced the cost of a project. 

Please support the proposed Historic District as proposed. 

Thank you, 
Bruce Wood 
Old Port
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Munjoy Hill preservation

Beth Snyder <snyderbes@gmail.com> Dec 5, 2019 3:00 PM
Posted in group: Planning Board

Dear Planning Board,

Before I begin, I want to thank you for making this process an open one, one in which residents have a voice in the future of
our city.  Knowing that you'll read my email and listen to us at our upcoming meetings makes me feel that we, as citizens,
have your regard. 

The history of Munjoy Hill has a story to tell, just as our West End and Old Port neighborhoods have.  Portland can celebrate
its working class and immigrant residents over the years by giving the Hill the benefit of strong preservation efforts.  

Preservation regulations that prevent unneeded demolition or inappropriate changes to historic properties will perpetuate the
value of the neighborhood and help make Portland a city that visitors will want to come back to, that residents will want to
live and work in.  Better practices in design and material use will not only increase architectural cohesiveness, they will boost
the city's overall appeal.  

We need more housing, especially affordable housing -- something the recent demolitions and building of luxury condos
haven't given Portland.  
The reuse of historic buildings through ADU's, additions, and new units within existing houses can augment the number of
housing units and provide more affordable housing on the peninsula.  All without destroying the history, ambiance, and tree
canopy of the neighborhood. 

The high density on Munjoy Hill and the rest of the peninsula makes me wonder why we aren't exploring housing options
close to the major traffic arteries that lead to the peninsula.  With good and frequent bus transportation, those areas would
be economical and attractive alternatives to our already dense neighborhoods.  

Climate change is another concern. The impact of demolitions and new construction on our environment has a high negative
cost. Even when the new structure is energy efficient, it takes nearly a century to compensate for its initial destructive impact
on the environment during its construction.  Reconfiguring and repurposing existing houses hurt our environment less.  

I write you strongly in favor of a historic district on Munjoy Hill.  

Thank you for taking time to consider my position,

Beth Snyder
81 North Street
Portland
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Proposed Historic District

Stephen Gaal <steve@gaal.com> Dec 5, 2019 3:27 PM
Posted in group: Planning Board

Dear Planning Board,

I am unable to be at the meeting on December 10.  I want to re-iterate my often stated total support for the proposed Munjoy
Hill Historic District and Individual Landmark Designations. I have lived in a place without zoning of any kind (Tamworth, NH)
and in a place with a quite strict Historic District Commission (Beacon Hill, Boston.)  I think the historic district proposed for
Munjoy Hill is an excellent plan that achieves a happy medium between the two other experiences I mentioned.  I urge you
to vote YES on this proposal and move it on the the City Council.

Respectfully,

Stephen Gaal
Munjoy Hill, Portland ME
steve@gaal.com
(603) 651-9183 mobile

The Russian dissident and chess grandmaster Garry Kasparov drew upon long familiarity with that process when he tweeted: “The point
of modern propaganda isn’t only to misinform or push an agenda. It is to exhaust your cri�c al thinking, to annihilate truth.”
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Munjoy Hill Historic District Designation

Diane Davison <dmdavison5@gmail.com> Dec 5, 2019 3:27 PM
Posted in group: Planning Board

Planning Board Members;

The Munjoy Hill neighborhood borders Portland’s premier historic Olmsted park, the Eastern Promenade.  The integrity of
this beloved historic landmark and the long overdue historic district covenant for the architecture within this region of
Portland go hand in hand. 

NOW is the time to support the efforts and wisdom of our Historic Preservation Board’s recommendation for protection of
the historically and architecturally significant buildings in Portland’s premier location; the Eastern Promenade.  

I urge you to PLEASE preserve the dignity of Munjoy Hill by supporting inclusion of our neighborhood as one of
Portland’s historic districts.

Better late than never. 

Respectfully, 

Diane Davison
29 Morning Street
Munjoy Hill
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Support for Munjoy Hill Historic District

Robin Whitten <robin@audiofilemagazine.com> Dec 5, 2019 3:44 PM
Posted in group: Planning Board

Good day, 

I am a Portland and Munjoy Hill resident, at 23 Saint Lawrence Street, and have been a property owner at that location since
1976. 
Twelve historic districts have been established in Portland, and now Munjoy Hill has the opportunity to have a Historic
District that has been well-researched and thought out so that it suits the Munjoy Hill neighborhoods. 

Great work has been done by the city, by Greater Portland Landmarks, and by the City’s Historic Preservation Program. 
I urge you to support their recommendations and establish the new Munjoy Hill Historic District. 
Please support this proposal. 

With regards,
Robin Whitten

Robin Whitten cell: 207-233-4865 

23 Saint Lawrence St.| Portland, ME 04101 | 
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no Historic District needed

elizabeth <elizabethmiller1953@hotmail.com> Dec 5, 2019 3:53 PM
Posted in group: Planning Board

Munjoy Hill's designa�on as a Conser va�on Ov erlay District should be given �me t o be applied, tested and evaluated.
 What's the rush on a historic district?  Where's the evidence that one is needed, that the Overlay District is
insufficient?

Moreover, why not take the �me t o do due diligence?  What will be the impact on rents?  How does this square with
the City's commitment to greater density?

Slow down!  Evaluate.

Elizabeth Miller and David Body (property owners)
46 Waterville Street #3
Portland, ME 04101
878-8604
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In Favor of the Munjoy Hill Historic District

Sarah Mills <scmills45@gmail.com> Dec 5, 2019 4:07 PM
Posted in group: Planning Board

For all the reasons many have put forward already, I want to add my name to those in favor of this designation. This is one of the most
desirable neighborhoods to visit or live in for obvious reasons, and further changes to present buildings and sites would have only a
negative impact on the current desirability of the area. I'm not someone who dislikes change - period - but the beauty of this area must
be preserved for future generations' experience of true quality of life that now exists.

Sarah C. Mills, Portland
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Planning Board Workshop on proposed Munjoy Hill Historic District and Individual
Landmarks

Sally Oldham <oldhamseg@gmail.com> Dec 6, 2019 2:06 PM
Posted in group: Planning Board

Dear Jennifer:  I sent this email to you yesterday but mistakenly put in the first paragraph “5” individual Landmarks instead of
“6” individual Landmarks.  There was a mistake in the Historic Prevation Board’s agenda from Wednesday, December 4.  It
listed 5 individual Landmarks in the opening paragraph but then listed 6 individual Landmarks in the text below.  I had only
looked at the first paragraph to get the number.  Someone brought to my attention that there are 6 Landmarks proposed for
designation so I wanted to change my comment to relfect my support for that number.  Thank you very much,    Sally

Dear Chair Dundon and Members of the Planning Board,

I would like to add my voice to those of others urging you to support the designation of the proposed Munjoy Hill Historic
District and 6 individual Landmarks.  The Historic Preservation Board conducted a very thorough review of these properties
and proposals.  City staff and Greater Portland Landmarks engaged in extensive efforts to educate and inform citizens about
how the historic preservation program operates in Portland.  The Historic Preservation Board gave unanimous support to
these designations.

Portland is a fabulous city and one that I love.  I find repeatedly when I ask people why they choose to live here, high on their
list of attractive qualities is the historic character of central Portland.  While we currently have 11 historic districts covering a
number of areas on the peninsula and the islands, Munjoy Hill is one architecturally significant area which has not received
such recognition.

There is a large contingent of my neighbors living on Munjoy Hill who strongly support designation of an historic district for a
number of reasons.  Maintaining the existing housing stock is a way to retain existing affordable housing. An historic district
designation will allow for the addition of accessory dwelling units, will allow homeowners to paint their buildings whatever
color they like, and will allow them to undertake routine maintenance tasks with no need for city review.  City staff will afford
advice to owners about energy efficiency upgrades they can undertake.  In addition, historic districts have afforded good
locations for new afforable housing in Portland.  In fact, in the last 5 years 40% of the affordable housing built in Portland has
been in our historic districts. 

The development boom in Portland, taken together with zoning changes of the past few years, have put buildings and areas
on Munjoy Hill at risk of substantial erosion and change.  I am heartened by the surge of support to preserve and evolve the
buildings within the proposed historic designation areas. Through such designations, these areas of Munjoy Hill can continue
both to meet the needs of the residents and add to the vibrancy of this great city through maintaining its historic streetscapes
and character.  

Thank you for taking my comments into consideration as you review these proposals.

Sincerely,

Sally Oldham 
118 Congress Street #202
Portland, ME 04101
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Munjoy Hill Historic District

Leslie Hart <blesliehart@gmail.com> Dec 5, 2019 4:21 PM
Posted in group: Planning Board

As a resident of Munjoy Hill, I encourage the Planning Board to approve the proposed Historic District in order to preserve
the unique character of this lovely neighborhood and encourage future good design within it.

Thank you,

Leslie Hart
215 Sheridan St.
Portland ME 04101
917.364.3682

PC78

https://groups.google.com/a/portlandmaine.gov/d/topic/planningboard/Pty74MtH1lw
https://groups.google.com/a/portlandmaine.gov/d/forum/planningboard


Google Groups

Munjoy Hill

Betty Lorber <betty.lorber@gmail.com> Dec 5, 2019 4:27 PM
Posted in group: Planning Board

To the Planning Board,

I am a resident of Munjoy Hill.
I am writing to ask that you approve the proposal 
for the Munjoy Hill Historic District and Individual Landmark Designations.
Please protect the character of our neighborhood, it's diversity,
and historic importance.

Thank you,
Betty Lorber
225 Sheridan St, Portland, ME 04101
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Historic designation for Munjoy Hill

Priscilla A. Harrison <twapriscilla@gmail.com> Dec 5, 2019 4:47 PM
Posted in group: Planning Board

I came “from away” 6 years ago so perhaps my thoughts matter less?
Still I will tell you how important it is to save history and preserve the looks of our town. It takes extra effort and planning, but
it is worth every penny and every minute spent. Please carry on and approve the plan. 

So sorry the old train station wasn’t saved. 

Priscilla Harrison 
Caoe Elizabeth. 
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Munjoy Hill preservation

Chris Stewart <stewart.christopher1@gmail.com> Dec 5, 2019 5:28 PM
Posted in group: Planning Board

I write you strongly in favor of a historic district on Munjoy Hill. 
Having been born at Maine Medical Center, and having lived in Portland for most of my adult life, I’ve seen what was lost
before Portland Landmarks helped focus our attention on the need to preserve our past. 
That will effort continue with a historic district on Munjoy Hill. 
Thank you for your work. 
Sincerely, 
Christopher Stewart 

81North Street 
Portland, Maine 
04101
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Munjoy Hill historic district

Susan Gillis <susan.a.gillis@icloud.com> Dec 5, 2019 6:24 PM
Posted in group: Planning Board

I have owned a three decker on Congress St for 40 years.  I can assure you there is nothing historical about that building.
 An historic district designation is not going to bring affordable housing back to Munjoy Hill.  Like all property located near
water, the values have skyrocketed. This proposal is nothing more than an attempt to curtail the construction of buildings
whose design some feel is offensive.  At least be honest about it. 

Susan Gillis, owner 48 Congress St 

Sent from my iPhone 
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Historic District on Munjoy HIll

Carol Mccracken <ca10cken@aol.com> Dec 5, 2019 7:24 PM
Posted in group: Planning Board

To: Planning Board Members
From:  Carol McCracken
Re: Historic District for Munjoy Hill

This is to inform you that I'm opposed to the designation of part of the HIll as a historic district.  There is much concern generally in
Portland about the lack of affordable housing.  This would only exacerbate the situation because expenses incurred to meet the HP
standards will price housing even more out of the hands of those who need it most.  While I am a renter and not a home owner, I
can only imagine and empathize with the angst of some who resent this intrusion and fear for the future of their housing costs.

Sincerely,
Carol McCracken
munjoyhillnews.com
ca10cken@aol.com
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Munjoy Hill Conservation District

Oliver Murray <olivermurray@yahoo.com> Dec 5, 2019 9:12 PM
Posted in group: Planning Board

Chair Dundon and the Board:

I want to express my strong support for the Munjoy Hill Historic District that has been recommended by the Historic Preservation Board.

I have been a property owner on Munjoy Hill for 15 years.  I first moved to an apartment on Munjoy Hill more than 20 years ago.

I have raised my family on Munjoy Hill, and my children have attended East End Community School on the Hill.  Over the last few years it has
been troubling to see incongruous, expensive condominiums take the place of modest single-family homes and affordable rental units.  Families of
my children's friends have been forced off the Hill and made to change schools when the buildings they rented were torn down and replaced by
condominiums designed for the 1%.  Many of these families have been recent immigrants.  I feel the city is stronger when it is more diverse.  The
proposed Historic District would help to safeguard Munjoy Hill's rich history as a home for immigrants and other hard working families.

Contrary to what developers may argue, the statistics show that new construction on Munjoy Hill in the last few years has decreased the amount and
availability of affordable housing.  Instead, the vast majority of new construction has led to unaffordable rent and overcrowding in what was already
one of the most densely populated areas of the city and the state.

Thank you for the opportunity to comment.

Oliver Murray
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Munjoy Hill district

Patricia Erikson <whitecapconsulting@gmail.com> Dec 6, 2019 6:09 AM
Posted in group: Planning Board

Hello, I am a third generation Munjoy Hill resident and I support the creation of a Historic District. I am pro development and
pro business but I firmly believe that historical districts protect the character if a city that gives it priceless and enduring
economic value.
Tricia 
-- 
Patricia Pierce Erikson, Ph.D.
Whitecap Consulting Maine
Consulting in Institutional Development, Communications, and Education
207-409-7960 (cell)
Peaks Island Press: News of Peaks Island Authors
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Munjoy Hill

Ben Poirier <bpoirier@maine.rr.com> Dec 6, 2019 6:09 AM
Posted in group: Planning Board

To all concerned, 
I favor the character preservation of the Munjoy Hill District. In so doing, please do not overlook the Owners, Look out to
preserve and protect the Owners rights to use, develop and maintain their property values.  A concerned onlooker. 
Ben Poirier 
Cape Elizabeth 

Sent from my iPhone 
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Historic District

Susan Yandell <sueyandell@gmail.com> Dec 5, 2019 9:43 PM
Posted in group: Planning and Urban Development

Please pass Historic District proposal and save Munjoy Hill. 
Thanks,Sue Yandell 
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Support the Munjoy Hill Historic District

Liz Hays <lizchays@gmail.com> Dec 6, 2019 6:30 AM
Posted in group: Planning Board

To the City of Portland Planning Board

My name is Liz Hays and I am an owner of a 1865 home on Munjoy Hill, in the proposed historic district. 

I am strongly in favor of creating an historic district in this area. I feel it will help maintain the value of my home to have this
continuity of an historic building atmosphere in the neighborhood. This historic atmosphere is one reason that draws people
to live on Munjoy Hill, to frequent  business and for tourists to take bus tours through its streets. Creating an historic district
on Munjoy Hill benefits all of Portland. 

Please consider voting yes on this is issue. 

Liz Hays 
107 North Street 
Portland 
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Historic District

Anne Manganello <aemanganello@gmail.com> Dec 6, 2019 7:38 AM
Posted in group: Planning Board

I definitely oppose the installation of an Historic District.  As parking for taxpaying homeowners has become such an ordeal
especially in winter, I have proposed several plans to the Planning Board and was met with refusal siting a lot of rules  that
could of applied in 1875 when my home was built but do not and cannot apply today.  Homes should accommodate people;
not people should accommodate brick, wood and mortar.  I have a huge maple tree next door that is ripping up the whole
sidewalk. Someone is going to get hurt on the sidewalk before long.

At the December 4 meeting, I was invited by a land mark member to chat about my home.  Again all he could say was the
rules of 200 years ago apply.  

Come on, get real!

Anne Manganello
84 Quebec Street
Portland, Maine 04101

207-772-8884
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Munjoy Hill Historic District

jonathan wylie <jstileswylie@gmail.com> Dec 6, 2019 8:56 AM
Posted in group: Planning and Urban Development

Dear Sirs/Madams: 

We urge you to support the creation, without changes, of the proposed Munjoy Hill Historic District. 

As residents of the area included in the proposal, we believe that creating the District—and defining it expansively—is
necessary both to preserve the Hill’s intrinsic architectural and historical value, and to prevent the further degradation of the
very features that have made it an increasingly desirable place to live. 

Sincerely, 

Jonathan Wylie 
Gail Ringel 
 34 Lafayette Street
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Please vote and approve the proposed Munjoy Hill Historic District and Individual Landmark
Designations.

Martha Emerson (Gmail) <marthahhem@gmail.com> Dec 6, 2019 9:02 AM
Posted in group: Planning Board

Dear Planning Board,

I support the current designation of the proposed Munjoy Hill Historic District and Individual Landmark Designations at its
workshop on Tuesday, December 10.

Regards,

Martha Emerson

340 Eastern Promenade, 247

Portland, ME  04101
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Yes, MH historic district

KE Smith <kesmith328@gmail.com> Dec 6, 2019 9:02 AM
Posted in group: Planning Board

My house, at 80 Quebec Street, on the corner of Lafayette, is in the proposed historic district for Munjoy Hill. I am very much
in favor. Since we bought the house in 2005, I have watched house after historic house be razed and replaced with soul-
deadening boxes. Directly across the street from me, a quaint old house was demolished except for the foundation and
replaced with a black (!) box. Diagonally, a monster, out of proportion to the neighborhood, now stands where a few years
ago stood a garden. And I have only to walk down any street on the Hill to see other travesties. We now have an overlay that
would have prevented the building of this and other giant houses with front-and-center parking areas and garages, but from
what I observe, for current projects the overlay is being ignored. Our only hope to preserve the character of Munjoy Hill is an
historic district. 
K. E. Smith 
80 Quebec Street 

Sent from my iPad
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Support for the Munjoy Hill Historic District

Ann Casady <ann@casadydesign.com> Dec 6, 2019 8:47 AM
Posted in group: Planning Board

To the Planning Borad: 

We are residents of Munjoy Hill, one of the fastest growing residential areas in Portland. That is a testament to the
neighborhood’s charm and livable scale of housing. We believe that historic preservation is about keeping buildings alive, in
active use, and responsive to the needs of the community. As this area is being developed so rapidly, it is critical to make
sure new buildings be held to stricter design standards that fit within the existing neighborhood. 

We believe that making  Munjoy Hill a historic district will insure that the neighborhood remains livable, more affordable and
respectful of our city’s remarkable history. 

Thank you, 

Ann Casady & Peter Pitegoff 
205 Sheridan Street 
Portland, Maine 
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Peter L. Murray 
104 North Street 

Portland, Me 04101 

December 6, 2019 
Portland Planning Board 
City Hall 
Portland, Maine 04101 Re: Proposed Munjoy Hill Historic District 

Dear Members of the Portland Planning Board: 

Please add my voice to those of the many Portlanders who urge your prompt approval of 
the proposed Munjoy Hill Historic District. 

Munjoy Hill represents a unique collection of 19th century working class homes, 
relatively undisturbed until recently, that contributes immensely to the amenity of the 
City of Portland and to our appreciation of its social and economic history.  The many 
antique frame homes on the Hill have also been a robust source of economical housing 
for Portland urban residents.  

In my view, the entire Hill should be included in a historic district.  The area proposed by 
the Historic Preservation Board encompassing the Eastern Promenade, the Becket, 
Atlantic, St. Lawrence Street area, and North Street is the minimum that should be 
covered.  

Historic districts have been very successful in other residential parts of the City.  My own 
experience living for 30 years in the Western Prom Historic District convinces me of the 
value of systematically maintaining the historic character of the neighborhood in terms of 
property values, neighborhood stability and overall amenity.  

Your approval of the District as proposed will be mean a great deal to maintaining the 
quality of Portland’s architectural fabric and urban environment and the quality of life of 
its residents. 

Sincerely, 

Peter L. Murray 
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Fwd: Comment on Munjoy Hill historic preservation

DMK <dmk@portlandmaine.gov> Dec 6, 2019 10:45 AM
Posted in group: Planning and Urban Development

---------- Forwarded message ---------
From: Abbie McMillen <abbiemcmillen@mac.com>
Date: Fri, Dec 6, 2019 at 10:30 AM
Subject: Comment on Munjoy Hill historic preservation
To: Deb Andrews <dga@portlandmaine.gov>, <cdg@portlandmaine.gov>, <dmk@portlandmaine.gov>,
<cityclerk@portlandmaine.gov>, <bsr@portlandmaine.gov>

Hello all - 
(not sure who to send this to, so you are all getting my comment)

I want you to know that I completely support the Munjoy Hill proposed historic preservation district.

For at least 10 years - I’ve lost count - we have owned a house on Vesper St. and may decide to retire there one day.  The
neighborhood is amazingly quiet for an urban area, and our neighbors are lovely people.  Understandably we want to keep it
the way it is.

I’ve been a planning board chairman in a small Maine town, and have served on many local boards and committees during
my lifetime.  I know that resisting pressure from developers is sometimes difficult.  
But I would urge you to remember that their primary interest is in making a lot of money, not in maintaining the character of a
place, however much they try to convince you otherwise.  
And Munjoy Hill is a target area for those who want to make a lot of money without regard for history or aesthetic quality.

A recent case in point that drove home the problem to me:  there is a new structure on Munjoy St. that backs up on the
former Adams School property.  Somehow, the developer was able to get a permit to have a 3 car garage-car/bicycle port
affair on the ground floor.  It is lit up brightly all night, and the lights are even on during the day.  I suppose this is to
discourage vagrants, but there are no doors on the garage and you are assaulted visually when you drive or walk by.  It’s a
deplorable eyesore on street level, and above that there is just a featureless box.  There are other examples where ground
floor porches and charming entryways have been destroyed to make space for flat, sterile and unfriendly garage doors.  And
then there are the growing number of tall boxes that are totally out of character with their surroundings.

Please help those of us who are not out to make a killing in real estate, but just want to live here.

Sincerely,

Abbie McMillen  

-- 
Desiree Kelly
Principal Administrative Officer
Planning and Urban Development Department
City of Portland
389 Congress Street, 4th Floor
Portland, Maine 04101
(207) 874-8720 (T)
(207) 756-8258 (F)
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Munjoy Hill Historic District

Nancy Brain <nrbjcw@me.com> Dec 6, 2019 11:07 AM
Posted in group: Planning Board

Dear Members of the Planning Board, 

I am writing to urge you to approve the nominations for the Munjoy Hill Historic District and 5 individual landmark buildings.
 Those of us who live on Munjoy Hill benefit greatly from the historic streetscapes and special characteristics of our
neighborhood.  We appreciate the City’s efforts to research and document buildings in this neighborhood and to develop
reasonable boundaries for an historic district designation here.  We also appreciate the City’s efforts to inform citizens about
the proposed historic designations. 

The City of Portland has a wonderful vibrancy that is greatly enhanced by our historic areas.  I hope you will recommend
these designations to the City Council. 

Sincerely, 

Nancy Brain 
118 Congress Street, #303 
Portland, ME 04101
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Munjoy Hill Historic District

Carol J. De Tine AIA <carol@carriagehousestudio.com> Dec 6, 2019 11:27 AM
Posted in group: Planning Board

Dear Members of the Planning Board,

Please vote FOR the proposed Munjoy Hill Historic District, because

It will ensure a balance between preserved older buildings and modern construction in historic areas.
It will allow long-time residents of Munjoy Hill to stay in their homes, including perhaps by adding rental units (an
accessory dwelling unit, a conversion within a dwelling, etc.) to supplement their income.
It will preserve the character of the neighborhood that is why the Hill is thriving and attracting investment today. 

I live in the West End Historic District. I am grateful every day that Portland chose to protect my neighborhood, long before I
moved here. Munjoy Hill  is worthy of the same protection.

Thank you for your careful consideration of this issue.

Carol De Tine
144 Vaughan St.
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Munjoy Hill Historic District Designations.

Marianna Pratt <mariannapratt@hotmail.com> Dec 6, 2019 11:25 AM
Posted in group: Planning Board

To the Planning Board,

I am a resident of Munjoy Hill.
I am writing to ask that you approve the proposal 
for the Munjoy Hill Historic District and Individual Landmark Designations.
Please protect the character of our neighborhood, it's diversity,
and historic importance.

Thank you very much.

Marianna Pratt
224 Sheridan St.
Portland, Maine 04101
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Support for the Proposed Munjoy Hill Historic District

Hilary Bassett <hilarydbassett@gmail.com> Dec 6, 2019 11:06 AM
Posted in group: Planning Board

Dear Members of the Portland Planning Board:

I write to ask for your support for the proposed historic district for a portion of the Munjoy Hill neighborhood as recommended
by the Historic Preservation Board. The recommendation is based on extensive research and reflects wide public discussion
and input.   

 The proposed historic district designation would:

     Enact strategic goals of the 2017 Comprehensive Plan that protect historic resources, support sustainability, and
reinforce the identity of our city;
     Provide a consistent review process for exterior changes that is based on almost 30 years of precedent, while
being tailored specifically for this neighborhood;
     Encourage new development that is compatible in scale and character with the neighborhood, while also
representative of our time in history;
     Provide a public forum for discussion of new designs;
     Continue to provide a range of housing options to encourage a diverse group of residents; and
    Support reusing, revitalizing, and repurposing existing building stock, consistent with sustainability goals.

I have lived on Munjoy Hill for the past 14 years and, like many fellow residents, have become increasingly aware of how
fragile the character and human scale of the neighborhood is. I believe that historic district designation for a portion of
Munjoy Hill will be a powerful tool that will enhance the neighborhood, maintain its character and livability, and support the
goals the City seeks to accomplish in the Comprehensive Plan. 

Thank you for your consideration.

Hilary Bassett
55 Morning Street, Apt 1-1
Portland
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Planning Board Members, 

I have proudly lived on Munjoy Hill for over seventy (70) years and I have seen many changes good and 
not so good. There is a minority outcry of the Hill becoming gentrified but when you walk the streets, it 
is evident that we have maintained our blue-collar appeal.  
I am opposed to declaring this neighborhood another historic district with the same requirements and 
limitations as the other eleven (11) historic districts. I do not see a need for all the staff and volunteer 
board time already spent on this issue or the cost to increase staffing to address a larger number of 
historic districts.  I suspect this additional responsibility will encumber the HPD effort to provide timely 
permitting.   There are far more pressing needs to be attended to in this great City.  
The Hill home owners have done a very good job of maintaining their historic homes and do not need 
further regulations that will impede their efforts.  
I have restored and meticulously maintained an 1898 Queen Anne Victorian on the Eastern Promenade 
without needing to go through the extra steps and cost of a Historic review process. My home has been 
featured on HGTV and local and national magazines and used for catalog shoots and even a music video. 
over the years. I have hosted a fundraiser for Greater Portland Landmarks. I share this information not 
to brag or gloat but to stress that I do support maintaining our historic homes but I do not see a need to 
regulate the process. But that given I would encourage non- profit interests to provide free advice and 
guidance when requested by the homeowner. 
For those who would like to hi lite their home as historic there is a placard program available from 
Greater Portland Landmarks. 
If you choose to live in one of the City’s historic districts that is one thing but to have it imposed on you 
by the HPB staff and unqualified neighbors another thing. It has the ring of an eminent domain taking. 
All said and done I have attended and watched video of many presentations of the proposal and can 
only conclude is not a good move for Munjoy Hill or the City in general. Thank You for your 
consideration and all you do for the City.    

Dan T. Haley, Jr. 
140 Eastern Promenade 
Portland, Maine 04101 
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Munjoy Hill Historic District Proposal

Betty Wuesthoff <jwuest@maine.rr.com> Dec 6, 2019 10:19 AM
Posted in group: Planning Board

Chairman Dundon and members Brandon Mazer, Bob Dunfey, David Eaton, David Silk, Austin Smith and Maggie Stanley: 

We have lived in Maine since the early 1950’s, worked and/or lived in Portland since the 1960’s and done both on Munjoy
Hill since the 90’s. 

Our Munjoy Hill neighborhood, with its many wooden two apartment and “triple-decker” affordable rental units, architectural
gems reflecting Colonial Revival, Queen Anne, Italianate, as well as other recognized styles, lend a valuable 
"sense of place” to the Hill in danger of being lost with the recent intrusion of tall, boxy, sterile Soviet style concrete
structures with units affordable only by those who can pay $500,000 - $1,000,000- for an apartment. 

Please treat the Hill as you have the 11 Historic Districts in Portland and vote to adopt the recommendation of the Historic
Preservation Board. 

Thank you. 

John and Betty Wuesthoff 
11 Morning St. 
Portland, Maine
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Munjoy Hill historic district

Katy Brewer <katycasalebrewer@yahoo.com> Dec 6, 2019 10:19 AM
Posted in group: Planning Board

Planning board members, 
       I grew up on Munjoy Hill and always appreciated the houses around me including the one I grew up in. They have
character, detail and a distinctiveness about them. This NEEDS to be protected! What is happening to these homes is
unacceptable. Please keep Munjoy Hill from being demolished and eradicated because of greed and lack of forethought.   -
longtime resident and admirer of Munjoy Hill 

Sent from my iPhone 
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Munjoy Hill Historic District

Nancy Guimond <rougelily@hotmail.com> Dec 6, 2019 9:53 AM
Posted in group: Planning Board

I support the Munjoy Hill Historic District. The homes on the Hill are a very important part of Portland’s history
because this city was built by the labors that built lived in these homes for genera�ons. These har d working
immigrants and cra�smen came to this country with li�le t o nothing and through their hard through their hard work
they made this city prosper. They rebuilt the city a. er the great fire, they brought great wealth to this city by their back
breaking work on the waterfront, they started small businesses  that grew to large businesses and more important
they created a neighborhood where families had each other’s back because they had li�le else.
Thank you, Sandra Flanagan 
13 Waterville Street
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93 High Street 
Portland, ME 04101 
207.774-.561 
portlandlandmarks.org 

December 6, 2019 

Dear Chair Dundon and members of the Planning Board: 

Greater Portland Landmarks supports the proposed designation of the Munjoy Hill Historic District 
and six individual local landmark designations. Munjoy Hill’s historic buildings are significant 
features of the neighborhood's streetscapes and make the area a desirable and authentic place to live. 
It is essential to preserve the character defining buildings that reflect the neighborhood's 
development over a broad period of time and the role these buildings' residents played in the social 
and cultural history of the neighborhood, before more of the Hill's historic identity is lost. Through 
this city’s commitment to historic preservation we believe Portland has been successful at achieving a 
balance between old and new, and the establishment of the Munjoy Hill Historic District will ensure 
that balance continues.  

The inherent flexibility in the historic preservation ordinance has permitted alterations and new 
construction at a variety of scales in the city’s local historic districts. These new additions within the 
various districts have enhanced our city’s streetscapes while maintaining the essential historic 
character of these areas and also accommodating new residential and commercial growth. Hundreds 
of new housing units, including more than 325 units of affordable housing, have been built or 
permitted in the last several years in individually designated buildings and in the West End, 
Parkside, India Street, and Congress Street Local Historic Districts.  

Historic preservation is one tool that helps our city be more sustainable. Preservation and reuse of 
historic buildings reduces resource and material consumption, puts less waste in landfills, and 
consumes less energy than demolishing buildings and constructing new ones. In addition, the 
preservation program has approved environmentally friendly building systems like heat pumps and 
solar panels, which help to achieve the city’s sustainability goals.  

• Historic Preservation is about keeping buildings alive, in active use, and
responsive to the needs of the community. To best accomplish this, zoning and
building regulations are flexible and responsive to change even as they work to
preserve what is special about each building.
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• Local districts allow density without demolitions of historic homes. Accessory dwelling 

units, additions, and new housing units within existing houses, are all ways that a historic 
district can offer diverse housing options, without destroying the history, beauty and urban 
tree canopy of these neighborhoods.  

  
• Local districts encourage good design. Better design produces new buildings and additions 

that fit within the existing neighborhood. Design review encourages a more innovative use of 
materials, and greater balance between old and new, all of which are shown to occur more 
often within designated districts than non-designated ones.  

 
• Local districts protect a property owner’s investment. Regulations are intended to 

prevent the demolition or inappropriate alteration of historic buildings, and thus, the 
fabric of the historic district that gives properties their value. Local districts offer 
stability and predictability for residents and those considering investing in the 
community. 

 
Greater Portland Landmarks was founded on the belief that Portland’s future is brighter if it builds 
upon the rich social, cultural, and architectural character of its past. Historic Preservation is not 
about freezing any community in time. Rather, historic preservation looks to preserve enough of the 
built environment that establishes a city or a neighborhood’s sense of place while accommodating 
new development and the needs of contemporary life.  
 
Thank you for the opportunity to comment. 
 

 
 
Sarah Hansen 
Executive Director 
 
 



Google Groups

Munjoy Hill

tica douglas <tica1529@gmail.com> Dec 6, 2019 11:35 AM
Posted in group: Planning Board

Dear Members of the Planning Board:

I live at 11 Munjoy St., an 1855 house built by “a ship’s joiner,” within the proposed district and
deemed “contributing.”  I am very much in favor of the proposed historic district.  Munjoy Hill, more
than any other neighborhood, is “emblematic” of Portland- it is unique in being visible from most
approaches by land or sea as a single entity- a Hill, with miscellaneous 19th century rooflines that
together comprise an iconic image.  It would be tragic to see it degraded anymore than it already has
been by over-sized buildings where the lights are mostly not on.   

Tica Douglas
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Comments on Proposed Munjoy Hill Historic District

Lori Rounds <lori.j.rounds@gmail.com> Dec 6, 2019 11:44 AM
Posted in group: Planning Board

To the Planning Board:

I am opposed to designa�ng por�ons of Munjo y Hill as an Historic District.

The Munjoy Hill Conserva�on Ov erlay District was implemented in June 2018 to enact stricter demoli�on, design and dimensional
requirements on construc�on ac�vi�es on the Hill.  T o-date there has been no analysis published by the City on the impact of the
new rules on demoli�ons or the chang e in the number and type of housing units on the Hill.  Realis�c ally, 18 months is a brief
�me t o generate significant data to enable a thorough analysis although new informa�on is sur ely available.  Addi�onally , there
has been no data presented by the City on the impact of current Portland Historic Districts on number and type of housing units;
cost of home ownership including costs of home maintenance and renova�ons in an HD; �me r equired for addi�onal His toric
Preserva�on Dep t. review of requested property changes; rental costs; or other poten�al impacts.

Furthermore, there is mis-informa�on on His toric Districts and the proposed Munjoy Hill HD being promulgated as fact.  The Press
Herald ar�cle r egarding the proposed Munjoy Hill Historic District published by Craig Anderson on November 30th erroneously
states that “The proposed rules would be less strict than in the city’s 11 exis�ng his toric districts….Special permission would not
be required to make minor aesthe�c chang es such as repain�ng f acades or replacing windows, as in some other protected
areas.”  As verified by Deb Andrews of the Historic Preserva�on Departmen t, all HD’s are subject to the same restric�v e rules. 
Although pain�ng of f acades is not regulated under HD rules, the rules do include the requirement for special review of
modifica�ons t o facades such as replacing windows and siding.  The costs of complying with Historic District maintenance and
renova�on r equirements can be significant and out of reach for many Munjoy Hill homeowners.  For example, a homeowner on
Emerson Street who spoke at the District 1 mee�ng on December 4 th stated that the cost to re-side her modest house (which sits
just outside the proposed MH HD) by replacing exis�ng w ood siding with “in kind” wood siding as required by HD rules was
quoted at $25,000.  Cement-board siding was quoted at $18,000 and vinyl siding was the least expensive op�on a t $10,000 or
less.

I am reques�ng tha t the Planning Board conduct data-based discussions of the current Munjoy Hill Conserva�on Ov erlay District,
and of exis�ng P ortland historic districts.  The subjec�v e comments submi� ed by proponents of the Munjoy Hill Historic District
about “ugly boxy designs, greedy developers, rampant demoli�ons, s tealing light and air, ruining the character of the
neighborhood” have pushed aside the need for objec�vity and an e valua�on of f acts. 

I support reasonable zoning that respects the rights of property owners and encourages responsible renova�ons, de velopment
and new construc�on tha t enhances the neighborhood.  Munjoy Hill property owners and residents, including renters, deserve to
know the facts (rather than opinions) regarding implementa�on of mor e restric�v e and costly Historic District rules on the
neighborhood.

Regards,
Lori Rounds
47 Monument Street
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Munjoy Hill Historic District Designation

Mary Casale <dirtgirl1@aol.com> Dec 6, 2019 11:49 AM
Posted in group: Planning Board

Members of the Planning Board, 
Let me tell you about my Munjoy Hill , and why this Historic designation as proposed is so necessary . 
Some background first. I am the fourth generation of my family to live on the Hill, hailing from a large family of Irish
immigrants . I  love where I live and always have . We bought our home over 40 years ago, raised our family here alongside
many multigenerational neighbors. My mother was able to spend the last years of her life sitting on our porch looking over
the water and living in her childhood neighborhood. 
In 1989 Landmarks was initiating the designation of Historic Districts in West End Parkside and Munjoy Hill. The consensus
of the residents on the Hill at that time was to leave our neighborhood without restrictions and keep it affordable. 
Well what a huge mistake we made ! 
 What we didn't do 30 Years ago needs to happen now . 
Our neighborhood became ripe for the picking 15 years ago first with the allowance of condo conversions, then the
allowance of decrease in building lot size, then the allowance of diminished parking requirements, then the allowances of
infill developments, then the R6 zone changes of 2015 which created a feeding frenzy of greed . 
So I ask you in all sincerity to please accept the Historic District Designation with Landmark additions as presented . We
need to save what is remaining of this wonderful place to live for future generations. 
Thank you 
Mary Westort Casale 
39 Waterville St. 

Sent from my iPad 
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Munjoy Hill Historic District

e w <eenebw@hotmail.com> Dec 6, 2019 11:52 AM
Posted in group: Planning Board

AS  long-term owners of two three unit buildings on Munjoy Hill, we fully support a Historic District.  Change is a good thing,
but on Munjoy hill change is translating into tearing down classic 1800 era buildings to build modern “trendy” boxes.

It is fully understood that several developers and high value property owners are against a district and the reason is obvious,
money.  In our judgements any additional restrictions placed on our properties to be in compliance with a district are well
worth the alternative of more demo and mass box building.  As a landlord, I find it amusing when I hear people say you give
up rights etc.. to what is your land. In reality, property owners do not have full control of their land. We never have.

Please consider a district for Munjoy Hill. The majority of residents I have spoken to are in favor of a district.  Those that
aren’t sure are usually a little scared because of the horror stories they hear relayed which are usually incorrect, like paint
color. The reality is Portland already has several districts and there is not a lot of displeasure amongst residents of those
districts that I am aware of. Displeasure amongst developers.. YES.

Thanks

Enoch and Gail Wenstrom

88/83 Beckett St
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Historic Preservation District on Munjoy Hill

Pamela Day <pday2304@gmail.com> Dec 6, 2019 12:00 PM
Posted in group: Planning Board

Portland Planning Board:

We are writing to express our strong support for the proposed Munjoy Hill Historic District. The proposed
district represents a much needed opportunity to stench the flow of development that has reduced the number of
affordable housing units on the hill, distorted the nature of hill neighborhoods through the expansion of high-end
properties, and dwarfed the hill’s historic homes with box-like condo buildings that diminish light and greenspace.

As homeowners on the hill for 14 years, we view the proposed district as an important tool for preserving the
fabric of a historic Portland neighborhood while providing clear guidelines for planned growth.  These protections
are provided to eleven other neighborhoods in Portland. Munjoy Hill deserves the same.

Pamela Day & Michael Petit

25 Waterville Street
Portland
207-461-1461
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Opposition to proposed Historic District

Travis Agaman <index207@gmail.com> Dec 6, 2019 12:38 PM
Posted in group: Planning Board

Hello,
 I am a resident of the East End of Portland. I am writing today to communicate my firm opposition to the proposed historic
district overlay being forced on Munjoy Hill because I have been told by other residents that our voices are not being listened
to and that "the Planning Board has not heard any dissenting voices". I have attended most of the informational meetings at
the East End school and City Hall about the historic district and at no point did a single individual promoting the overlay
convince me that it is good, necessary, or that it will not harm current and future residents of Munjoy Hill. I feel like I could
write multiple pages about this subject but I will try to make my arguments as succinct as possible. 

-The historic district will absolutely cause financial harm to residents, that is known. The current lack of historic district hurts
absolutely no one. How do you justify that? There are people that fled the West End of Portland to the East End when that
historic district went into effect, their testimony to the financial harm it caused them is much stronger and more compelling
than the promises and hand-waving of the Historical Society. 

-Implementing a historic district will destroy the community on the hill. You cannot have a sense of community when some
elite members of the neighborhood are forcing financial burdens on you to appease their aesthetic views. The cost to reside
our house on the hill will increase by an additional $17,000 under the historic district. That is two thirds of my income for an
entire year. People in my situation will never forgive the people that callously push for the historic district or the city council
members that vote for it. 

-Proponents of the regulations say it will help tourism. Tourists do not come to Portland to look at bland, questionably
historic, cookie cutter three story apartment buildings. They come for the restaurants and the people. Tourists do not come to
the East End to look at a handful of oldish buildings tucked away on back streets, they come here for the dining and the
natural beauty of the Promenade. 

-As one of the youngest persons at those meetings - I can assure you that future generations do not want this historic
district. People arguing that the historic district is preserving the look and the feel of the hill for young people is so tragically
misguided and blind. Young people want affordable and abundant housing, not windows cut to certain historical
measurements. 

-The included ban on solar panels (the wording is a ban no matter how supporters phrase it) is unconscionable. At at time
when our environment is being destroyed by the fossil fuel industries it is unethical to place bans upon the incredible energy
resource that solar panels represent. This alone should be enough reason to reject the proposal. Thank you for your time
reading my letter and I hope that you will support the rejection of this harmful historic district legislation. 

Travis Agaman 8 Emerson Street Portland
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Munjoy Hill Historic District

aglassberg733@earthlink.net <aglassberg733@earthlink.net> Dec 6, 2019 2:01 PM
Posted in group: Planning Board

I strongly urge you to approve the Munjoy Hill Historic District.  This has been thoroughly reviewed, and delayed long
enough.  It should be approved as recommended.

Andrew Glassberg

340 Eastern Promenade #125

aglassberg733@earthlink.net
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Munjoy Hill Historic District

Jill Nixon <jillnixon89@gmail.com> Dec 6, 2019 12:43 PM
Posted in group: Planning Board

Dear Members of the Planning Board 

It is our understanding the Historic Preservation Board has approved the nominations for the Munjoy Hill Historic District and
5 individual landmark buildings. We do hope you will recommend these designations to the City Council as we believe the
historic streetscapes are an asset to the residents of Munjoy HIll, to the City of Portland, and an added attraction to the
visitors we encourage to come to Portland.  We spent over 50 years living near Alexandria Virginia and know how very
popular the historic district is to everyone. 

Jill & Larry Nixon 
Unit 402 
118 Congress Street 
Portland, ME 04101 

Sent from my iPad
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Resident in favor of Munjoy Hill Historic District

Rob Whitten <rob@whittenarchitects.com> Dec 6, 2019 1:27 PM
Posted in group: Planning Board

Dear Chairperson and Members of the Portland Planning Board; 

I am writing in support of the proposed Munjoy Hill Historic District. My wife and I purchased a condemned home at 23 St.
Lawrence Street in September 1976  and we made renovations and repairs and became Hill residents in 1977. 

I’m an architect who specializes in residential design with a nine person office in Portland’s Old Port. 

We have spent the last 42 years appreciating the residential character and scale of the Munjoy Hill community. 

Munjoy Hill is a unique and distinct neighborhood. It is a “fabric” of livable, walkable, furnished, complete streets. It is a
pedestrian, bicycle, and low speed, car friendly community with green space and plenty of sunlight, views, and fresh air,
thanks to the 1 1/2 to 2 story family environment with local, walkable schools, local employment, community services, and a
sixty acre waterfront park. 

The challenge is to protect and to maintain modest, affordable housing that developed from 1850 to 1950 without a unique
architectural style or character; as compared to the cohesive, stylistically consistent West End or Old Port that developed
from 1866 (post fire) to 1920. 

The recent change and disruption to the housing patterns on the Hill can be attributed to the unintended consequence of the
2015 amendments to the R-6 to foster affordable in-fill housing, and the national trend of renewed interest in city living.
Sadly, the recent, post 2015, box-like condominium developments have been designed and built to meet the quantitative R-6
standards of maximum height, maximum lot coverage, minimum green space, and minimum lot sets backs. The qualitative
infill standards of mass, scale, and neighborhood context have been ignored. 

The result is the short term gain of non-affordable homes -often dark in the winter months, and the long term loss of an
affordable, historic community. 

The Historic District Board understands and supports the fabric of the Hill as demonstrated I n the proposed, Munjoy Hill
Historic District; particularly when compared to the recent developments on Munjoy Hill approved by the Planning Board. 

The Planning Board has a full schedule and many interests to serve, the Munjoy Hill Historic District will be an asset and
assure long term decisions that are in the best interests of Munjoy Hill and the City of Portland. Thank you. 

Sincerely, 

Rob Whitten 
23 St. Lawrence Street, Portland 
Whitten Architects 
37 Silver Street, Portland. 
Sent from my iPad
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Munjoy Hill , Historic

Paul Haley <phalestones@icloud.com> Dec 6, 2019 2:22 PM
Posted in group: Planning Board

To Whom it may Concern, 
My LLC Halestones owns 62 Waterville Street. 
I was born and raised on “The Hill”as was my Father and his Father. 
I’m against the “Historic Designation” 
I’m sure my Father, Daniel T. Haley Sr. would agree with me that implementing this regulation would take away owners
rights. 

Respectfully, Paul Haley 
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Letter in support of Munjoy Hill Historic District

JEAN MC MANAMY <ninimaine@aol.com> Dec 6, 2019 2:49 PM
Posted in group: Planning Board

Dear Chair Dundon and members of the Planning Board: 

I am writing to ask you to support the nomination of the Munjoy Hill Historic District. A neighborhood is not just a collection of
buildings. The value of those buildings lies in the human activity they shelter and support. Munjoy Hill has a long history in
the city, dating from its earliest settlements, and retains much of the built and social fabric of the thriving working and middle
class neighborhood it has long been. Destruction of the built fabric by demolition and its replacement by high end homes is
having a noticeable and deleterious effect on the stability of the neighborhood, as well as its quality of life and historic
cultural value. 

Preserving the existing building fabric is the best way to preserve the opportunity for our diverse population to continue to
live on the Hill. Side benefits are more sustainable housing, and stability for tenants who really don’t have any place to go in
Portland if they are forced out by redevelopment. It is regrettable that current policies have created an environment where
building new affordable housing is too expensive on Portland’s Peninsula, but we must preserve what we can. Change is
inevitable, but the pace of change can be moderated to give people time to adapt. The HIstoric District is designed to do just
that. 

Nini McManamy 
10 Willis Street 
Portland 

Sent from my iPad 

PC115

https://groups.google.com/a/portlandmaine.gov/d/topic/planningboard/GFW3fnZbnMk
https://groups.google.com/a/portlandmaine.gov/d/forum/planningboard


Google Groups

Context Re the question of HD on Munjoy Hill

Carle Henry <cdhenry3@yahoo.com> Dec 6, 2019 2:48 PM
Posted in group: Planning Board

Happy Friday everyone.

I hope the attached doc gives you some context about the flawed process leading up to the question of adding a 12th Historic District
on Munjoy Hill.  

Thank you,

Carle Henry
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December 6, 2019 
 
Portland City Council, 
 
 
As the question of a 12th Historic District works its way through the City process, I 
wanted to share a few facts for your consideration.  While I am opposed to such a 
designation, this letter will not highlight the many reasons why it is wrong for our city.  
This letter is simply to give you all some context as to what has happened in the past 
couple of years on this topic. 
 
Once the Planning Board has completed their work, I will send additional information 
along with others who oppose the 12th district residents to articulate why a 12th district 
on Munjoy Hill is wrong and what reasonable alternatives exist. 
 
The Chronology: 
 

1. In 2017-18, moratoriums were put into place and an eventual Conservation 
Overlay 

• The Overlay restrictions and requirements changed dramatically after it was 
passed from the Planning Board.  It has had many unintended consequences 
and is not seen as positive by those supporting or those against HD on the Hill 
 

2. Also in 2018, Jeff Levine (while head of planning) committed that the City would 
survey the Hill residents about this topic during a public meeting on the Hill.  He 
stated that ‘we won’t do it if you don’t want it.’   

• The City never surveyed yet has invested time and energy from Staff, HPB, 
Planning, etc. without any broad support for this direction 
 

3. In late 2018, the Munjoy Hill Neighborhood Organization (MHNO) donated 
$5000.00 to fund the HPB’s Munjoy Hill Inventory Report without a MHNO Board 
of Director vote or Member approval.  In potential violation of their non-profit 
status, it simply took funds for advocacy reasons. 

 
• The report published in April of 2018 concluded that 85% of the 408 buildings 

assessed were deemed historically “Contributing.”  (Note:  if we had an issue 
maintaining our heritage, the % contributing would be much smaller) 

• Greater Portland Landmarks funded the other 1/3 of the report 
 

4. In July 2019, the Munjoy Hill Neighborhood Organization unanimously voted to 
NOT survey its paying members or any neighbor on the Hill re Historic 
Designation/Districting but to simply advocate for its immediate passage (and 
expansion) 



• Note:  Since the original district recommendation, the historic district has 
already expanded twice as a result of residents requesting other 
homes/streets/sections be added 

• The current president of the MHNO is a Restoration Business owner and the 
other officers are long time Soul of Portland advocates who wasted City $ to 
push a referendum to save their views on Fore Street  

• The previous MHNO President in early 2019 cited Greater Portland Landmarks 
and Deb Andrews as applying pressure to not survey the residents 

 
5. In December of 2019, during the 1st District Annual Meeting hosted by Belinda 

Ray, we learned that there has been no evaluation of the 2018 Conservation 
Overlay despite earlier requests and its unintended consequences on the hill.   

• Both Councilor and CG, interim city planner, had 0 stats on the effect or impact 
of a nearly 2 year old change to our neighborhood.  Two questions:  Why should 
Conservation Overlay data analysis be tied to a new 12th HD?  The City should 
have already done this.  Further, why push forward with a new HD when there is 
no data on imposed regulations from 1.5-2 years ago?     

• In an Aug/Sept meeting, the councilor referred to the possible district as a ‘two-
for’….As she explained, adding a historic district to the hill after the 
conversation overlay was a natural next step. Tuck O’Brien, previous Planning 
vice chair, calls this ‘ridiculous’  
 

6. In a December 2019, PPH article, the reporter incorrectly stated that the possible 
MH Historic District would be ‘less restrictive’ than other HDs in our City.   

• Proven wrong by Deb Andrews (I reached out to Deb to verify), the PPH is 
issuing an online correction today.  Their source of the erroneous 
misinformation was Jay Norris, past MHNO president who provided the funds to 
the HPB for the City’s Inventory Study 

 
As stated in my opening, this doc is not to provide you the arguments and facts that 
would lead you to not support this direction.  However, context helps and puts a 
spotlight on the many issues with how we have gotten to this point and the unfortunate 
abuse of our tax dollars & misuse of talented City personnel. 
 
Thank you, 
 
Carle Henry 
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126 North St, and PL-000791-2019 at 128R North St

Peter Pitegoff <ppitegoff@gmail.com> Dec 9, 2019 8:49 AM
Posted in group: Planning Board

Dear Members of the Planning Board: 

            As Munjoy Hill residents, we submit this letter regarding a newly proposed development plan at 126 North
Street in Portland, and to insist that the developer be required to schedule a meeting with neighborhood residents to
discuss this new project.

            The developer submitted the 126 North Street plan as a revision of a previous site plan at 128R North Street --
Plan Number PL-000791-2019. This previous plan proposes to replace a single family home with a 4-story, 6-unit
condominium building. Although characterized by the developer as a revision of the previous plan for 128R North
Street, the newly proposed plan for the adjacent 126 North Street property reflects an entirely new and separate
project. It thus requires the developer to meet with property owners within 500 feet as interested parties.

            The new plan is to demolish an existing 4-unit building at 126 North Street and to construct a new 5-unit
building in its place. Rationale for this plan includes allowing for the widening of driveway access to the proposed 128R
North Street development (the “rear building”) , which sits on a separate lot behind the 126 North Street building and
itself has no street frontage. We remain concerned about the ability of fire engines and other emergency and snow-
removal vehicles to navigate the narrow driveway, even with the planned widening from 11.5 feet to 16 feet, which is
still short of the standard requirement of a 20-foot-wide access. Moreover, we are especially troubled by the developer’s
intention to begin construction of the rear building before widening the driveway, heightening risk to neighboring homes
behind and adjacent to the proposed rear building during the construction period.

            The developer’s team suggests that its proposal for demolition and reconstruction at 126 North Street results in
part from neighborhood feedback. But these severe changes hardly reflect neighbor perspectives of which we are aware.
On the contrary, further demolition of an additional building is alarming. (The developer demolished the single-family
home at 128R North Street just a few weeks ago.) Both of the properties in question are immediately adjacent to the
prospective Munjoy Hill Historic District. The proposed developments are out of scale and character with nearby North
Street homes and are ill-advised.

            The plan “revision” in question is in fact a new plan on a separately deeded property, and we look forward to the
required neighborhood meeting with the developer for further discussion of the new project.

            Thank you for your consideration.

Ann Casady & Peter Pitegoff
205 Sheridan Street
Portland, Maine

ann@casadydesign.com
ppitegoff@gmail.com
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Munjoy Hill Historic District

Anne Pringle <oldmayor@maine.rr.com> Dec 6, 2019 4:24 PM
Posted in group: Planning Board

Dear Chair Mazer and Members of the Board, 

I am sorry I am a bit late with this comment.   I hope it can be posted 
in supplemental public materials. 

I have lived in the West End for 46 years, both before and after the 
Historic Preservation Ordinance was adopted by the Council (in 1990, I 
think) and the Western Prom Historic District created. We have had 
numerous projects on our home reviewed by the Historic Preservation 
Board and/or staff.  In addition, in connection with my service on our 
neighborhood association Board, I have attended many HPB meetings over 
the years on residential, commercial and historic landscape projects. 

I have found both the Board and staff to be respectful of applicant's 
desires and collaborative in finding cost-efficient solutions that meet 
applicant's needs as well as the Ordinance's guidelines.    While some 
express understandable fear of the review that will come with Historic 
District designation, I can say from experience that they will find that 
fear unfounded. 

Some oppose the Historic District designation on the basis that "the 
City shouldn't tell me what I can do with my property". Unfortunately, 
in recent years, we have seen what that can mean on Munjoy Hill, as the 
R-6 changes of several years ago have resulted in many unforeseen 
consequences. 

For example, friends of ours who have lived on the Hill for 40+ years 
and been wonderful stewards of their historic home, saw the potential 
tear-down of the frame two-family directly across the street.   A late 
Greek revival house, it was built around 1860 and had side and rear 
setbacks.  The scale was totally consistent with the development pattern 
of the neighborhood.  The building provided affordable housing and was 
in good condition.   But it was presented as "unsalvageable" by the 
owners, who planned to replace it with five high-end condo units in a 
box-like structure built to the maximums allowed by the revised R-6.   
If they had succeeded in being able to "do what they wanted" with the 
property, it would have had a significant impact on all of their 
neighbors -- as has been the case with numerous other redevelopment 
projects on the Hill.   (There is no question in  my mind that the 
proposal would have been allowed under the existing zoning review 
process: thankfully, it was withdrawn because of significant site issues.) 

So, whose "rights" should prevail when there is a conflict of 
interests?  Should any neighbor be able to so dramatically affect the 
property context and value of abutters?   What is the responsible public 
policy role in balancing competing interests? 

I have been to several of the public hearings on the proposed 
designation and have heard and weighed the perspectives offered. Based 
on my personal experience, I believe that the proposed Historic District 
will provide the protection needed to assure that Munjoy Hill's unique 
built environment is not transformed in a way from which it will never 
recover. 

Remember the refrain from Joni Mitchell's "Big Yellow Taxi"..."That you 
don't know what you've got 'til it's gone"... Please vote in favor of 
the proposed Historic District designation. 
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Anne Pringle 

Neal Street, Western Prom Historic District 
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Munjoy Hill historic district

William Hall <bh6671@icloud.com> Dec 9, 2019 1:12 PM
Posted in group: Planning Board

I support the recommendation of the Historic Preservation Board. I think the proposed district has been very thoroughly
considered and will serve the purpose of keeping such an important part of Portland a vibrant and attractive neighborhood.
Having served on the city planning board myself for over nine years, I understand the seriousness of your decision and the
competing interests that are always at play in such key issues. But Portland has done very well with its historic districts, and
business and property owners, as well as the city’s residents in general, have benefited. I expect the same good result from
the district under consideration in Munjoy Hill. 
Bill Hall 
317 Pleasant Avenue 
Peaks Island 

PC119

https://groups.google.com/a/portlandmaine.gov/d/topic/planningboard/5jwJyO1rmDg
https://groups.google.com/a/portlandmaine.gov/d/forum/planningboard


Google Groups

Please support Munjoy Hill Historic District

Gail Ringel <ringelgail@gmail.com> Dec 6, 2019 4:05 PM
Posted in group: Planning Board

To the Planning Board, 
I am writing in support of the creation of an Historic District on Munjoy Hill in Portland.  I believe that this designation will
encourage continued development in Portland that supports economic progress while preserving the distinct historic
character of this neighborhood and the City. 

The last ten years have seen tremendous growth in this neighborhood.  Many older buildings that were in a sorry state of
repair have been renovated and now provide housing while contributing to the historic qualities of this district.  At the same
time, new construction has replaced some buildings with uneven results.  Where new construction conforms to nearby
massing and materials the results are often very positive. But a recent tendency to maximize square footage and resist all
reasonable measures to design buildings that complement those nearby has created some very unfortunate new structures. 

We’ve seen what unbridled development looks like on Munjoy Hill when there’s no protection for the character of the
neighborhood.  It’s not that difficult to develop guidelines that will enhance this area — indeed, the City has done it in several
districts around the City of Portland already. Designating the proposed historic district appears to be the most
straightforward, consistent, and transparent way to apply rules that will insure reasonable development moving forward.  If
we fail to do this now, it’s likely we will lose an important resource that cannot be replaced once it's gone. 

As a resident of Munjoy Hill, I urge you to support the creation of the Munjoy Hill Historic District without any changes to the
proposed area it would cover. 
Many thanks for your consideration. 

Gail Ringel 
34 Lafayette St. 
Portland, Maine
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Support for Munjoy Hill Historic District

Karen Snyder <karsny@yahoo.com> Dec 6, 2019 3:47 PM
Posted in group: Planning Board

Dear Chair Dundon and Planning Board members,

On 11/20/2019, there was a unanimous vote of the Historic Preservation Board members to vote for the
proposed Munjoy Hill Historic District and the 6 landmark properties.

I support the proposed Munjoy Hill Historic District with no changes based on the following important
reasons:

Reason #1: Historic Districts Has Been Proven to Stabilize Neighborhoods.
In the past 5 years, Portland, ME's population is decreasing even though there have been 2,300 Level 3 Site
plan housing units been built since 2014.  

Reason #2: Higher Chance of Affordable Housing being Built in Portland Historic Districts.
 For the last 5 years, Historic Districts only represent 8% of the Portland acreage but yet 40% of the
affordable housing units have been built in Historic Districts.  
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Reason #3:  Munjoy Hill Affordable Housing is Being Removed without Being Replaced.
Munjoy Hill has seen now over 25 demolitions happen since 2015 which equates to about 48 affordable
housing units to be replaced with over 100 luxury condos which include 8 units of city definition of
"affordable units".  Therefore, Munjoy Hill has of at least 40 affordable housing units that are not being
replaced with the current housing policies.



Reason #4: Historic District was one of the Land Use Tools Recommended by Planning Dept To
Incorporate into the Munjoy Hill Overlay District. The Munjoy Hill Historic District proposal was
always one of the land use tools that was recommended to be used in conjunction within the Munjoy
Hill Overlay District.  Therefore, to preserve what is left of affordable housing, this proposed Historic District
should be approved.

Reason #5: There has been proven and documented overwhelming support for the proposed Munjoy
Hill Historic District.  For example, at the 11/20/2019 Historic Preservation Board nomination, 15 of the 16
(94%) public comments were in favor of the proposed Munjoy Hill Historic District.  In addition, 32 of the 44
(73%) public emails sent into the Historic Preservation Board at that time were in support for the proposed
Munjoy Hill Historic District.

Therefore, to ensure the comprehensive plan is being followed to preserve neighborhoods and to make
neighborhoods "complete" , it is very important and critical that the Planning Board votes for this proposed
Munjoy Hill Historic District.

Regards
Karen Snyder
Munjoy Hill Property Owner





December 6th, 2019 

Chairman Dundon and Members of the Planning Board,

I am writing to share my concerns about the proposed Munjoy Hill Historic District that is before the 
Planning Board on December 10th, 2019. I will be away on business that evening and want to share my 
concerns in writing. I have resided on the Hill for over 20 years and care deeply about my 
neighborhood and the future of our city.

First, a historic district on Munjoy Hill is not necessary. Munjoy Hill is already protected. The Munjoy 
Hill Conservation District established in 2018 has significantly reduced tear downs. There is no threat 
to the working class architectural heritage of my neighborhood. The Conservation District should be 
evaluated in a few years to assess its effectiveness in balancing preservation and development.

Secondly, historical districting of the Hill runs counter to the City’s goal of maintaining and creating 
housing that is affordable for middle and low-income members of the community. National studies 
show that historic districting significantly increases the costs of housing for owners and renters. Market 
trends make it clear that rising home prices in neighborhoods like Munjoy Hill result in higher prices 
across the city. As a result, I fear that HD on Munjoy Hill will create barriers for families wanting to 
move to Portland, further limit socio-economic diversity, and make the Hill even more exclusive. We 
need policies that help reduce, not increase, the cost of creating and maintaining housing.

My conversations with homeowners in other historic districts make it clear that historic districting 
presents additional challenges and obstacles for property owners. HD standards limit and control 
improvements owners can make on their homes. It adds another level of bureaucracy that must be 
navigated in an already cumbersome permitting process. HD also prevents further architectural 
innovation of existing properties by requiring improvements to adhere to an architectural standard 
based upon a specific point in time, even though it was but one point in time in an ongoing evolution of 
design innovation. The result is that HD will place greater burdens on maintaining properties and 
increasing the number of units in buildings in the district. Although all parts of the city present 
opportunities for new home construction, rents and home prices in our most walkable neighborhoods 
will continue to increase if more units are not provided where they are most desired.

I am shocked that the City has not conducted an analysis of the impacts of the proposed historic district 
through the planning process to date. The Historic Preservation Board eagerly expanded the original 
proposal with no evaluation of the consequences. Before any further action is taken on this matter, it is 
essential that City staff research and present the consequences of establishing this new district and 
evaluate actual performance data from existing districts on important topics, including:

• low-income and workforce housing
• rental market
• property transfers
• renovation and new construction applications

The Planning Board's deliberation must include a due diligence process in which all the trade-offs are 
researched by City staff, and presented to the Planning Board in order for a fully informed 
recommendation to be passed on to the City Council. We should not be advancing policy on such 
critical and sensitive issues without understanding the short and long-term impacts. People's homes, 
people's lives, and the long-term well-being of the city are at stake. 

Thank you for your service to the community,

Markos Miller

17 Atlantic St.
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MUNJOY HILL HISTORIC DISTRICT

peggy heffern <peggyheffern@hotmail.com> Dec 6, 2019 4:55 PM
Posted in group: Planning Board

Dear Members of The Planning Board,
     I just want to voice our support for the proposed Munjoy Hill Historic District that is coming up for a vote soon. We
bought our house here seventeen years ago a. er looking for a re�r ement home over many years. We were drawn to
this neighborhood by its dis�nct char acter and unique mix of architectural styles spanning the last two hundred years.
It was and is a wonderful mix of a few elegant homes with a wide variety of middle and working class homes. Living
here has the comfortable feel of the con�nuum of history into the present. Our friends and family have become fans of
this small, but very special place. There have been ar�cles in major ne wspaper highligh�ng Munjo y Hill (not many
residen�al neighborhoods c an brag about that). This noteriety has brought tourists to the area which benefits the
whole city, but it has also brought in the interest of developers. Every week we get le ers offering to buy our house,
not only from local firms, but developers from various parts the country. It seems the sharks are circling and it makes
us feel that our community is vunerable to the latest get-rich schemes that disrupt and distroy so many urban
communi�es in our c ountry.  They don't care about the communi�es the y enter, but build only "high-end", "luxury"
units to op�miz e their profits as quickly as possible. The structures they build o� en are quickly constructed with cheap
shoddy materials.
    When talking to our neighbors, everyone seems very happy with the idea of Munjoy Hill becoming an historic
district, but people are busy with their lives and it's hard to take the �me out t o a end mee�ngs and writ e le ers.
Thankfully a small group of us have the energy to speak out and try to preserve our community, but I know that they
are backed by many, many neighbors. 

Margaret and Richard Heffern
8 Sherbrooke ST.
Portland
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Support for Munjoy Historic District

Mike Hammen <mchammen@gmail.com> Dec 9, 2019 4:18 PM
Posted in group: Planning Board

I am writing in support of the Munjoy Historic District.

As a home owner and landlord with properties in the West End historic district I can speak very favorably towards the
experience of owning buildings within the historic preservation zone. 

1) The city staff and volunteer board are intelligent resources which provide well thought out and rationale guidance. I have
found their insight and perspective highly valuable during the decision making process for renovation/restoration projects.

2) The historic preservation zone protects my investments. I can be assured that neighboring buildings within the zone are
subject to building approaches which respect the fabric of Portland. Design, material choice and scale are particularly
important with development projects in and alongside our neighborhoods and the HP process protects this. I see this as
critical as the Munjoy hill neighborhood continues to evolve.

3) One of Portland's most valuable assets is the character of our neighborhoods. As a landlord I have witnessed first hand
how that character attracts people to historic properties. The preservation ordinance helps protect this character.

Mike Hammen
127 Pleasant Street
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Historic district on Munjoy Hill

Nancy Machesney <dmaches101@aol.com> Dec 6, 2019 4:47 PM
Posted in group: Planning Board

  Dear Members of the Planning Board, 

      This is to state my personal support of the historic district on Munjoy Hill as proposed. 
New structures proposed  should be within a size and scope that it does not vastly change the landscape of this area of the
city nor detract form these wonderful homes. 
Thank you, 
Nancy Machesney 
213 Sheridan St 

Sent from my iPad 
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Please support Munjoy Hill Historic District

Stephen Schiffman <stephenjschiffman@gmail.com> Dec 8, 2019 3:33 PM
Posted in group: Planning Board

To the Planning Board,

I write in support of the creation of an Historic District on Munjoy Hill in Portland.  I believe that this measure will create long-
term value for all of Portland. 

As a resident of Munjoy Hill, I watched over the last several years as a neighboring multifamily building was torn down and
replaced by a larger building that is out of character with the neighborhood.  The new building is “vanilla”-looking and could
be found anywhere in the country.  

I wish to make 2 observations that support the creation of this historic district:

Munjoy Hill is already one of the most densely populated neighborhoods in Maine, comprising according to my rough
calculations approximately 5% of Portland’s 21 square miles.  If one is concerned about increasing Portland’s housing stock,
it would make more sense to concentrate efforts building in the other 95% - less densely populated parts - of Portland, rather
than to tear down and build somewhat larger buildings in this already dense neighborhood.

New residents (like me who moved here 6 years ago) come to live in Portland in part because of its unique character, of
which Munjoy Hill is a special example.  Munjoy Hill today is an eclectic mix of old and new, but there remains a sufficient
stock of old buildings that pervade the mix to give it its unique flavor.  If tear-downs continue, there will come a time when the
balance of old and new shifts enough so that Munjoy Hill will have lost irretrievably it’s unique character.   Its attractive value
to new residents will be diminished, and this ultimately has economic consequence for the city of Portland.

In summary, the creation of an Historic District on Munjoy Hill - without any changes to the proposed area it would cover - will
best serve the interests of the residents of the Hill as well as the interests of Portland as a whole.

Stephen Schiffman
9 Waterville Street, Apt 3C
Portland, ME 04101
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Munjoy Hill Historic District

w.valzania@munjoyhill.org <w.valzania@munjoyhill.org> Dec 7, 2019 6:09 PM
Posted in group: Planning Board

To the Members of The Portland City Council and Planning Board,

 As its President, I am writing on behalf of the Munjoy Hill Neighborhood Organization to express our collective support and
the support of our members for the Munjoy Hill Historic District as proposed. In conversations with our members, our
neighbors, and guests visiting the area, we feel that there is widespread support for the proposal as written, and on further
study, its expansion to include all of Munjoy Hill.  

It is our opinion that Munjoy Hill has a significant place in the history of Portland and that the fabric of its neighborhoods and
the aesthetic of its architecture should be represented, enhanced, and protected. The contributions made to the City of
Portland by the workforce that lived on Munjoy Hill, the homes that they built and lived in, and the shops and places of
business that they supported, are all significant and are worthy of remembering and preserving. While we do appreciate the
need for moving forward, providing additional recycled and new housing, and ensuring that affordable workforce housing
continues to be available, protection of what is already here must be considered.   

As has been demonstrated in other historic districts in Portland and elsewhere, the designation of such has a positive net
result, does not discourage affordable housing, does not overly burden property owners, and does not result in lower
property values. What it does do is to contribute to the positive aesthetic and livability of our neighborhoods while preserving
a sense of history.

We thank you for your careful consideration of the Munjoy Hill Historic District as proposed, and hope that you find
agreement in its importance.

Thank You on behalf of the Munjoy Hill Neighborhood Organization,

Wayne

 Wayne Valzania, President

Munjoy Hill Neighborhood Organization

Celebrating 40 Years of Community Service

 92 Congress Street

Portland, ME 04101

207-274-4918

Join Us !! www.MunjoyHill.org

.
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Munjoy Hill

CHUCK KAMAR <cvkamar@comcast.net> Dec 10, 2019 9:41 AM
Posted in group: Planning and Urban Development

To Whom It May Concern,
    My wife and I strongly urge you to support the Munjoy Hill Historic District initiative.  Developer indifference
to the historic quality of our neighborhood and lives has already done enough damage.
Sincerely,
Charles V. Kamar
55 Morning Street
Portland, ME 04101
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Letter speaking against Historic Preservation restrictions on Munjoy Hill

Lauren M Ashwell <lashwell@gmail.com> Dec 10, 2019 1:19 PM
Posted in group: Planning Board

December 10th, 2019 

To the Planning Board, City Councilors, and Mayor Snyder: 

Munjoy Hill does not need restrictive historic preservation. We need 
more creative, forward looking policies that address real issues in 
our neighborhood and city rather than restrictive policies that put 
aesthetics ahead of other community values. 

1) This is about aesthetics rather than history. Aesthetic
preferences for other people’s properties are not good grounds for 
restrictive and costly policy. 

2) The proposal actively prevents environmentally sustainable development.

3) The proposal will drive up the costs of maintenance of properties.

4) The proposal will not help with affordable housing or community
as some proponents believe, and will in fact work against these 
values. 

First, this proposed districting is not really about history; it is 
about aesthetics. The meetings I have attended are full of people 
simply saying how much they hate the look of certain houses. But 
aesthetic preferences about a house that isn’t yours are not good 
grounds for restrictive policies. A community should be built on 
acceptance of differences, and not just the aesthetic vision of a few 
people. 

If this were really about history, we would be more mindful about 
whose history it is, why we are preserving it, and who we are 
preserving it for. The Portland Historical Society has done a 
wonderful job documenting the history of the hill, and arguing that 
there is value not just in the history of the rich, but also the 
working class. While I agree with this, it is distasteful to coopt the 
history of the working class in service of the interests of people who 
are largely not working class. We should not appeal to history of the 
working class to preserve “cute” or “quaint” buildings for tourists’ 
Instagram photos. We should not appeal to the history of the working 
class to further raise the property values of people living in houses 
that are well out the reach of even the middle class worker. If this 
was really about the history of Munjoy Hill – rather than simply a 
certain aesthetic – then the policy would need to help actively 
increase the access to properties on Munjoy Hill for the working 
class. This proposal does not do that. 

Second, this plan elevates historic preservation over other values we 
ought to promote. For example, within this proposed ordinance there is 
no way to balance preservation against environmental sustainability. 
Sustainability is, of course, supported by not tearing down buildings 
for no good reason. But in certain cases sustainability may require 
this; in adopting policies that help drive up prices even further, we 
continue to force those who work in Portland further out into the 
suburbs and other towns. This brings more traffic congestion and 
pollution, which could be alleviated by smart planning of new housing 
on the peninsula. On Munjoy Hill we have many small single family 
houses providing shelter to 1 or 2 people that are occupying plots of 
land which could have 12-16 units built on them – or more, if we did 
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not have such strict height restrictions in our zoning. 

The proposed districting also effectively prohibit solar panels and 
solar hot water for most residents (they’re allowed, but only if not 
visible from the street). This is a completely ridiculous restriction 
even if you are in favor of historic districting for aesthetic 
reasons. Solar hot water or panels hardly impact the historic 
aesthetics of a building – less certainly than having modern cars on 
the street or in our driveways, or modern lightbulbs in our 
streetlights and over our front doors. In requiring a particular 
aesthetic, we prevent smartly designed passive solar buildings as 
well. In a time of increased urgency to slow climate change we should 
not be adding restrictions on residents doing a small part for 
sustainability. 

Some residents have argued for historic preservation on the basis that 
development makes us lose affordable housing. Expensive condos do 
nothing to help affordable housing; however, neither does a historic 
district, and it will actively prevent us from enacting solutions to 
housing problems. In keeping the housing density as it is, the city 
will be unable to add more affordable units. In driving up the costs 
of maintenance of buildings (requiring particular siding, windows and 
details rather than what the home owner can afford), it will add to 
the cost of renting or owning those buildings. While the proponents of 
this districting claim that it will not be more expensive to follow 
the restrictions, the quotes I have received for replacing my wood 
shingles with a similar product are more than twice the cost of 
replacing it with vinyl (Wood: $35,000; Vinyl $17,000). I don’t love 
the look of vinyl, but I would never require my neighbours to pay, nor 
should we be required to pay, an extra $18,000 for siding. The history 
being appealed to in this proposal is largely working class history; 
it is disrespectful to that history to make home maintenance even 
further out of financial reach of those who are working class. 

As I watch a house nearby be renovated, and see the multiple layers of 
siding being removed, it strikes me that the history of Munjoy Hill is 
reflected in each owner’s choice of a more affordable material than 
the last, rather than some well-to-do current resident’s fantasy of 
what Munjoy Hill was like at some arbitrary past time. While 
proponents also argue that no one is requiring someone to replace 
their siding, at some point houses require this sort of maintenance. 
Historic Districts are expensive for residents. Friends of mine in the 
West End Historic District live with extremely drafty old single-pane 
windows because they couldn’t afford to have custom windows made. This 
is inappropriate for a historically working class neighborhood, and 
will help drive out those on lower-incomes who are still residents. 

I’ve also heard neighbors expressing a desire for community, and the 
mistaken belief that this proposal will help us strengthen community 
bonds. Yet nothing about this proposal does this (and the aesthetic 
judgments driving this proposal actively work against community 
feelings; imagine attending a meeting where a large number of your 
neighbors spend their time simply complaining about how ugly they 
think your house is). I suspect this is founded on the idea that the 
owners of newly built condos are more likely to be coming in from 
“away”. The idea that those from elsewhere care less about their new 
home is founded more on distrust of difference than anything concrete. 
Moreover, we have no reason to think that keeping Munjoy Hill frozen 
in time will do anything to prevent people from spending little to no 
time in the community. Nothing about older buildings makes people who 
own them involved in the community in a robust way. 

In closing, I am not arguing for unfettered development, or for more 
expensive condos to be built. I am urging the Planning Board and City 
Council to think more creatively about how to promote the good of 
people on the hill and also the rest of the city – and not just 
preserve buildings for aesthetic reasons. Aesthetic preferences of a 
few people is not a good ground to drive up maintenance costs, nor 



should it upheld in such a way that it prevents the realization of 
other values and plans for the city. 

Sincerely, 

Lauren Ashwell 

Resident and owner of 8 Emerson St, Munjoy Hill, Portland. 
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