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LEGAL ADVERTISEMENT  
PORTLAND PLANNING BOARD - MEETING AGENDA 

  
The Portland Planning Board will hold a meeting on Tuesday, April 17, 2018, Council Chambers, 2nd Floor, City 
Hall, 389 Congress Street.    Public comments will be taken for each item on the agenda during the estimated 
allotted time and written comments should be submitted to planningboard@portlandmaine.gov 

 
Workshop – 6:00 p.m. (Note change in time) 
 
i. Conditional Rezoning; 184 Commercial Street; Fisherman’s Wharf Portland, LLC., Applicant.   

(6:00 –7:30 p.m. estimated time). The Board will hold a workshop for a conditional rezoning request for 
a mixed-use redevelopment of the parcel, which is within the Non-Marine Use Overlay Zone (NMUOZ) 
of the Waterfront Central Zone.  The applicant is seeking a conditional rezoning to allow for the 
following:  a) hotel use; b) building height increase; and c) setback modification from the high tide line.   

Public Hearing – 8:00 p.m. (Note change in time) 
 
i. R-3 and R-5 Zoning Text Amendments; Developer’s Collaborative, Applicant.   

(8:00 – 8:45 p.m. estimated time) The Board will hold a public hearing to consider a zoning text 
amendment that adds, as a conditional use, the alteration of existing non-residential structures to allow 
three or more dwelling units with standards that address, but are not limited to density, parking, unit 
location and design. Removal of the minimum unit size standard, listed under the R-5 conditional use 
section, is also proposed.  

 
ii. Amended Level III Site Plan and Subdivision; 75 Chestnut Street; A & M Partners, Inc., Applicant.   

(8:45 – 9:30 p.m. estimated time) The Board will hold a public hearing on a proposal by A & M Partners, 
Inc. to amend the previously approved proposals for the project entitled "Westerlea View Lofts" to 
construct a 7 story residential building including commercial space.  The key amendments relate to the 
design of the roof, window sizes, and decks, and modify the building footprint. The site is in the B-7 
zone. 
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AGENDA 
PORTLAND PLANNING BOARD MEETING 

 
 

The Portland Planning Board will hold a meeting on Tuesday, April 17, 2018, Council Chambers, 2nd Floor, City Hall, 
389 Congress Street.   Public comments will be taken for each item on the agenda during the estimated 
allotted time and written comments should be submitted to planningboard@portlandmaine.gov 
 
WORKSHOP – 6:00 p.m. (NOTE CHANGE IN TIME) 
 
i. Conditional Rezoning; 184 Commercial Street; Fisherman’s Wharf Portland, LLC., Applicant.   

(6:00 –7:30 p.m. estimated time). The Board will hold a workshop for a conditional rezoning request for a 
mixed-use redevelopment of the parcel, which is within the Non-Marine Use Overlay Zone (NMUOZ) of 
the Waterfront Central Zone.  The applicant is seeking a conditional rezoning to allow for the following:  a) 
hotel use; b) building height increase; and c) setback modification from the high tide line.   

 
PUBLIC HEARING – 8:00 p.m. (NOTE CHANGE IN TIME) 
 
1. ROLL CALL AND DECLARATION OF QUORUM 
2. COMMUNICATIONS AND REPORTS 
3. REPORT OF ATTENDANCE AT THE MEETINGS HELD ON APRIL 10, 2018: 

Workshop:  Dundon, Eaton, Silk, Smith, Stanley, and Whited.  Mazer absent. 
Public Hearing:  Dundon, Eaton, Silk, Smith, Stanley, and Whited.  Mazer absent. 
 

4. REPORT OF DECISIONS AT THE MEETINGS HELD ON APRIL 10, 2018: 
 

i. Level III Site Plan; 30 Fox Street; Simon Norwalk, Representing Dyer Neck Development, LLC., 
Applicant.   Stanley moved and Eaton seconded a motion to waive the requirement for 
underground electrical service subject to 4 conditions.  Vote: 3-3, (Dundon, Silk, and Stanley 
opposed, Mazer absent).  Silk moved to reconsider the motion and Eaton seconded the motion.  
Vote: 6-0, Mazer absent.  Stanley moved and Eaton seconded a motion to waive the requirement 
for underground electrical service subject to 4 conditions.  Vote: 6-0, Mazer absent.  Stanley 
moved and Eaton seconded a motion to waive the requirement for drive aisle width from 24 feet 
to 13 feet subject to 4 conditions.  Vote: 6-0, Mazer absent.  Stanley moved and Eaton seconded a 
motion to waive the requirement for brick sidewalks to allow concrete.    Vote: 6-0, Mazer absent.   
Stanley moved and Eaton seconded a motion to approve the subdivision plan subject to 2 

mailto:planningboard@portlandmaine.gov


conditions of approval.  Vote: 6-0, Mazer absent.  Stanley moved and Eaton seconded a motion to 
approve the site plan subject to 9 conditions of approval.  Vote: 6-0, Mazer absent.   

 

5. NEW BUSINESS 

i. R-3 and R-5 Zoning Text Amendments; Developer’s Collaborative, Applicant.   

(8:00 – 8:45 p.m. estimated time) The Board will hold a public hearing to consider a zoning text 
amendment that adds, as a conditional use, the alteration of existing non-residential structures to 
allow three or more dwelling units with standards that address, but are not limited to density, 
parking, unit location and design. Removal of the minimum unit size standard, listed under the R-5 
conditional use section, is also proposed.  

ii. Amended Level III Site Plan and Subdivision; 75 Chestnut Street; A & M Partners, Inc., Applicant.   
(8:45 – 9:30 p.m. estimated time) The Board will hold a public hearing on a proposal by A & M 
Partners, Inc. to amend the previously approved proposals for the project entitled "Westerlea 
View Lofts" to construct a 7 story residential building including commercial space.  The key 
amendments relate to the design of the roof, window sizes, and decks, and modify the building 
footprint. The site is in the B-7 zone. 
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Memorandum 
Planning and Urban Development Department 
Planning Division 

 
To:  Chair Dundon and Members of the Portland Planning Board 
From:  Christine Grimando, Senior Planner 
Date:      April 13, 2018  
Project #:     PEZ.2017-062   
CBLs:       031 J031, 031 J030 
Re: Fisherman’s Wharf: Application for a Conditional Rezoning Application at 184 

Commercial Street 
Meeting Date:  April 17, 2018 
 
 
I. INTRODUCTION 
Fisherman’s Wharf Portland, LLC. c/o David Bateman, has submitted an application for a Conditional 
Rezoning of a 1.9 acre property at 184 Commercial Street.  The property fronts Commercial Street, 
bounded between Long Wharf and Widgery Wharf and Chandler’s Wharf. 184 Commercial Street is in the 
Waterfront Central Zone (WCZ), and the Non-Marine Use Overlay zone (NMUOZ). The property is also 
partially in the Shoreland Zone, partially in a flood zone, and in the Downtown Entertainment Overlay Zone.  
 
The applicant is proposing a phased mixed-use development, including office, retail, structured parking, 
restaurant, a dispatch center for water taxis and related marine uses, and a hotel. Before submitting an 
application for a Level III site plan, the project requires a conditional rezoning for the hotel use. The hotel 
use is requested as the primary component of the conditional use application, but the application includes 
a second alternative that includes requests for a height increase and setback reduction as additional 
components of the application for the hotel use. The Waterfront Central Zone includes review standards 
for considering conditional zoning applications in the WCZ. 
 
If granted a conditional rezoning, the project would then need to submit an application for a Level III Site 
Plan review. The Waterfront Central Zone, in establishing a process and criteria for conditional or contract 
rezones, anticipates applications for uses and dimensional standards not currently allowed.  Any 
redevelopment of this site will be subject to many aspects of review, as a Level III site plan, that are not 
touched on in the conditional rezoning application, which adheres to 14-311.c, Contract or conditional 
rezoning standards. These include full traffic analysis and traffic demand management, flood plain review, 
shoreland review, emergency response, stormwater management, design, an abundance of marine 
compatibility performance standards, and others. For a proposed mixed-use development at 184 
Commercial Street to advance to a full review, the applicant first requires a decision by the Planning Board, 
and ultimately the City Council, on the conditional rezoning application.  
 
The conditional rezoning would also require an approval from the Maine Department of Environmental 
Protection, as the request for the change is in the Shoreland zone.   
 
Previous meeting dates for this application include a June 22, 2017 Planning Board workshop and a July 14, 
2017 Planning Board site walk.  
 
Applicant: Fisherman’s Wharf Portland, LLC. c/o David Bateman 
Property Owner:  GEF, LLC  
Consultants:  Engineer: Gorrill Palmer, Architect: Archetype, Surveyor: Owen Haskell, Inc. 
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Figure 1, View from Commercial Street 

Public Notice: Public notice of the workshop appeared in the Portland Press Herald on April 9 and April 10,  
2018, was posted on the web site and was sent by mail or e-mail to 322 property owners and interested 
citizens. 
 
A neighborhood meeting was held on June 6, 2017 and notes and documentation from that meeting is 
attached (Applicant’s Submittal H).  Written public comment is included in the packet (Public Comment PC1 
through PC19).  

 

II.   EXISTING CONDITIONS 
Current Uses 
The site includes a 261-space surface parking lot offering monthly and hourly paid parking, the Portland 
Lobster Company restaurant and associated outdoor seating, and marine uses offering harbor tours and 
related commercial marine activities. A 35-foot access drive used as a primary access for the residences at 
Chandler’s Wharf runs through the site. 
 
Surrounding Uses 
Surrounding uses are extremely eclectic. Uses within the WCZ include private commercial marine holdings, 
the Gulf of Maine Research Institute, marinas, offices, berthing for the US Coast Guard, residential 
condominiums, retail, and restaurant uses. The facing side of Commercial Street is a mixed-use business 
zone (B-3) which includes the shops, restaurants, offices, residences, and services of the Old Port. On the 
south side of Commercial Street, immediately to the project’s west between Widgery and Union Wharves, 
an approximately 40,000 sf phased mixed use project was recently approved at 230 Commercial Street, for 
office, retail, restaurant and associated parking, also subject to the NMUOZ standards. To the project’s east 
is the entrance to DiMillos restaurant and marina, a bank, and associated surface parking. Surrounding uses 
on the surrounding wharves include Widgery Wharf, a site of active water-dependent uses, trap and supply 
storage, berthing, outbuildings, and related support for the lobstering and fishing businesses that operate 
there. Immediately abutting the property is Chandler’s Wharf, which contains residential condominiums.  

 
 
 
 
 
 
 
 
 

Zoning Context 
The property is wholly in the WCZ, in the WCZ’s NMUOZ, partially in the Shoreland Zone, partially in a flood 
zone (AE zone, 1% Annual Flood), and in the Downtown Entertainment Overlay Zone. The nearest adjacent 



O:\PLAN\Rezone\Commercial Street – 184      3 

zone to this site is the B-3, business zone, which extends from the Old Port to Bayside. The parcel is in the 
middle of the Waterfront Central Zone, sandwiched between the Eastern Waterfront Port Zone (beginning 
near Ocean Gateway and extending east to include 58 Fore Street), and the Waterfront Port Development 
Zone (beginning just west of Deake’s Wharf, and extending to the Veteran’s Bridge). The Old Port Historic 
District extends to the north side of Commercial Street.  
 

 
Figure 2, Zoning Context 
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Figure 3, Site Location 

 
III. PROPOSED DEVELOPMENT 
The original conditional rezoning application includes site plan and an itemization of proposed uses and 
phasing. The site plan layouts and architecture renderings from the original submission have been 
superseded by the most recent submission package.  
 
Below are total square footage estimates by use. The applicant’s original project narrative (Attachment F) 
itemized these by building, as some of the uses are distributed in multiple buildings across the site. In 
addition to the square footage estimates by use, there is publicly accessible boardwalk area, wharf, and 
berthing area included in the overall site layout.  
 
 

Proposed Uses Area 

Retail   7,580 sf 
Office  30,405 sf 
Parking Garage 501 spaces 
Dispatch Center 3,300 sf  
Hotel 93 rooms + 4,250 sf ground floor lobby 
Restaurant  9,570 sf 

Table I: Proposed Uses 
 
The revised submission for the April 17, 2018 workshop contains the same overall development program, 
but with a few key differences since the project was last reviewed. The original application requested a 
hotel use within the NMUOZ, a height increase to allow for a rooftop patio area, a setback reduction, and a 
negotiation of required marine investments. The most recent submission dispenses with the fourth item of 
the negotiation of marine investments. The most recent submission also structures the three remaining 
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aspects of the application into two distinct requests. It identifies the hotel use within the NMUOZ as the 
most significant element of the conditional zoning request and proposes an Alternative A which solely 
requests the hotel use for the conditional rezoning. Alternative B includes the hotel use plus the height 
increase and NMUOZ setback reduction to 12.5’ at the property’s eastern edge. As reframed in this 
submittal, the hotel use is the essential component of this application, without which the other two 
requests are superfluous.  
 

 
Figure 4, Site Plan Layout A 
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Figure 5, Site Play Layout B, Setback Reduction Area Circled 

 
The initial submission included building renderings that are not included or updated in the most recent 
submission. Since any Site Plan application for this site will include design review (as a project within 100 
feet of a local historic district, the project would also receive an analysis of the compatibility of the design 
with the adjacent historic district by the Historic Preservation Board), and since the site layout is not yet 
finalized, and since the conditional rezoning standards do not require full building designs, the applicant 
has instead offered an overview to the principles that inform building and site design. Page 5 & 6 of their 
February 20, 2018 letter provides an overview to this approach. The application indicates this approach was 
informed, in part, by consultations with Portland Society for Architecture in recent months.  The design 
narrative culminates in design criteria to guide the project as it moves through the review process:  
 

1. Establish the highest activity uses along Commercial Street and the Waterfront. 
2. Establish more open, inviting space in the access way to Chandler’s Wharf 
3. The south side of Commercial street has had an eclectic past architecturally, recognition of which 

can yield a more open, contemporary architecture. 
4. Celebrate the roof area, making the top-floor restaurant architecturally part of the building and 

show through architectural elements the rooftop activity. 
5. Develop a strong architectural relationship from the boardwalk to the building. 
6. Establish a sense of entry to the waterfront boardwalk and the entry to Chandler’s Wharf using 

building forms and gateways. 
7. Develop an authentic Portland architecture using indigenous elements. 
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Figure 6, Site Redevelopment Layout B 
 
IV. ZONING ANALYSIS 
The conditional rezone application consists of three related items: allowing the hotel use and two-
dimensional changes – a height increase to accommodate a rooftop bar, and a reduced setback from 25 to 
12.5 feet from average high tide on the on the waterfront-facing side of the hotel/restaurant area. All of 
the other uses proposed, except for the hotel, are permitted. They fall under the categories of Commercial 
Marine Transport; Office, retail and restaurants, and Parks, plazas and outdoor pedestrian areas. Below is 
an overview of the zone’s purpose, the NMUOZ, dimensional and use standards, performance standards, 
and the WCZ Conditional Rezoning Standards. Each of these elements of the WCZ provides valuable context 
for how development proposals are evaluated within the zone; the conditional rezoning standards of Sec. 
14-311.c are the specific criteria the application is reviewed against.  
 
Purpose  
The WCZ exists to protect and nurture water-dependent and marine-related support uses. It establishes a 
three tiered priority of uses: 1) to protect and nurture existing and potential water-dependent uses in a 
setting that enforces their continued economic viability; 2) to encourage other marine and marine-related 
support uses so long as they do not interfere with water-dependent uses, either directly by displacement or 
indirectly by placing incompatible demands on the zone’s infrastructure; and 3) Non-marine uses that do 
not interfere with and are not incompatible with first and second priority uses. Non-marine uses are 
considered beneficial to the waterfront economy due to the financial benefits of added maintenance and 
improvement of marine infrastructure. The purpose statement concludes that Commercial Street is 
recognized as an important economic center for the city and region.  Marine compatible uses are 
encouraged to locate and grow along Commercial Street while higher priority marine uses are protected on 
the waterfront.   
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The WCZ purpose statement is the template for the zone’s performance standards, many of the conditions 
associated with permitted and conditionally permitted uses, and the conditional rezoning standards of the 
zone.  
 
Waterfront Central Zone Use Table 
The following table contains a summary of permitted, conditional, and prohibited uses contained in Secs 
14-307, 14-308, and 14-309. 
 

 

Waterfront Central Zone Use Table 

Pe
rm

itt
ed

 

Co
nd
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Pr
oh
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ite

d 

M
ar

in
e 

Marine products, wholesaling, distribution and retailing X   
Marine repair services and machine shops X   

Tugboat, fireboat, pilot boat and similar services X   

Harbor and marine supplies and services, chandleries, and ship supply such as 
fueling and bunkering of vessels X   
Marine industrial welding and fabricating X   
Shipbuilding and facilities for construction, maintenance and repair of vessels X   
Commercial marine transport and excursion services, including ferries, captained 
charter services, sport fishing and water taxis X   

Cargo handling facilities, including docking, loading and related storage X   
Boat repair yards X   
Boat storage facilities, excluding rack storage facilities X   
Seafood processing X   
Seafood packing and packaging X   
Seafood loading and seafood distribution X   
Fabrication, storage and repair of fishing equipment X   
Ice-making services X   
Facilities for marine construction and salvage X   
Facilities for marine pollution control, oil spill cleanup, and servicing of marine 
sanitation devices X   
Fabrication of marine-related goods X   
Fishing and commercial vessel berthing X   
Non-commercial berthing of a maximum of fifty (50) linear feet per pier.  A non-
commercial berth may not displace a commercial berth. Parking for any non-
commercial berthing is subject to the provisions of section 14-311(d)8 

X   

Marine office, including but not limited to offices of owners of wharves or their 
agents, and naval architects, and seafood brokers X   
Public landings X   
Marine research, education, and laboratory facilities X   
Bait sales and processing X   
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Harbor security and emergency response services including but not limited to 
Harbor Master, Marine Patrol and Coast Guard X   
Fish by-products processing, subject to the standards of 14-308.a.1.a-c.   X  
Boat rack storage facilities, provided that parking shall be provided for 100% of the 
demand generated and such parking shall be provided off-site. Boat rack structures 
shall not exceed ten thousand (10,000) square feet of building footprint  X  

N
on

-m
ar

in
e 

co
m

m
er

ci
al

 a
nd

 in
du

st
ria

l u
se

s 

Professional, business, government, and general office X   
Retail and service establishments, including craft and specialty shops. Convenience 
stores with gas pumps shall not be permitted under this section X   
Restaurants provided that full course meal food service and consumption shall be 
the primary function of the restaurant, and full course meal service shall be 
continued up until the hours of closing 

X   

Banking services without drive-up service X   
Laundry and drycleaning service X   
Cabinet and carpentry shops, studios for artists and crafts people X   
Intermodal transportation facilities X   
Cold storage facilities X   
Museums and art galleries X   
Outside accessory activities X   
Hotels, motels or boatels   X 
Auditoriums, civic centers, convention centers or other   meeting facilities   X 
Drinking establishments   X 
Temporary wind anemometer towers, subject to the conditions of 14-308.d   X 

Pu
bl

ic
 

Landscaped pedestrian parks, plazas and other similar outdoor pedestrian spaces, 
including without limitation pedestrian and/or bicycle trails. X   

Re
si

de
nt

i
al

 Residential. The primary owner of a marine business listed under located on the 
same site may occupy upper floor space with a residential use, subject to the full 
conditions of 14-308.b.1-6  X  

O
th

er
 

Interior accessory uses customarily incidental and subordinate to the location, 
function and operation of permitted uses, subject to the standards of 14-307.d.1.a-b X   
Street vendors X   
Wind energy systems X   
Utility substations  X  
Temporary wind anemometer towers, subject to the conditions of 14-308.d  X  
Ground mounted telecommunication towers, antennas, and/or disks   X 
Uses not enumerated as Permitted or Conditional   X 

Table 2: Waterfront Central Zone Use Table 
 
 
Dimensional Standards 
Below is a summary table of the dimensional requirements of Sec. 14-310.  
 

 WCZ 
Min. Lot Size None 
Min. Street Frontage 75 ft 
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Min. Lot Width for 
NMUOZ 

50 ft measured parallel with Commercial Street and 
lot width shall be continuous for the full depth of 
the lot 

Min. Front Yard  None 
Min. Rear Yard None 
Min. Side Yard None 
Min Setback from Pier 
Edge 

5 ft from the edge of any pier, wharf or bulkhead, 
including any attached apron. 

Max. Structure Height 50 ft., not including typical rooftop appurtenances 
and/or enclosed or open mechanical installations 

Max. # of Stories 3 habitable floors.  
Buildings in the NMUOZ: 4 habitable floors. 

Min. ground floor 
clearance 

New buildings > 300 sf, more that 35 ft from 
southerly side of Commercial St.: 15 ft of first floor 
to ceiling vertical clearance.  
 
New buildings < 300 sf or additions to existing 
multistory buildings shall provide the max. ground 
floor clearance practicable.                 
                    
Non-marine buildings in the NMUOZ: None 

Max. Lot Coverage  100% 
Table 3: Waterfront Central Zone Dimensional Standards 
 
Non-Marine Use Overlay Zone 
NMUOZ is a portion of the WCZ where new and existing development may be occupied by 100% non-
marine uses. The base WCZ, in contrast, requires 55% marine use required on ground floors and 55% 
marine use for all open areas. Permitted uses are the same in both the NMUOZ and the base zone.  
 
The geographic limits of the NMUOZ are depicted on the map in Figure 7 and described in Sec. 14-306. The 
overlay is defined as the areas within the WCZ that are within 150 feet of the southerly edge of Commercial 
Street, including an extension of 500 feet southerly in the area between the easterly sideline of Long Wharf 
to the westerly sideline of Union Wharf.  Additionally, all areas subject to this provision are subject to a 
minimum setback of 25 feet from the average high tide line of Portland Harbor and associated coastal 
wetlands. The applicant is requesting this setback be reduced from 25 ft. to 12.5 feet on the parcel with the 
water-facing side of the proposed hotel. An expanded boardwalk area is proposed to offset this setback 
reduction.  
 
Development within the NMUOZ is subject to the following additional standards (Sec. 14-311.b):  

1. Vessel access: Non-marine uses in the NMUOZ shall not disrupt or block access to vessel berthing.  
2. Maximum setback. New development on lots with 75ft or more of frontage along Commercial 

Street have a maximum setback of 35 feet, and requirements for façade orientation towards 
Commercial St. 
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3. Investment in marine infrastructure: All applicants for site plan review or a change of use permit for 

non-marine development in the NMUOZ are required to invest in marine infrastructure as a 
condition of development. The value of the investment shall be not less than 5% of total project 
costs over $250,000 for constructing non-marine space and associated site improvements in the 
NMUOZ. Investment may occur by either direct investment in marine infrastructure (dredging, pile 
replacement, new decking, new floats, pier expansions, for example) or through a financial 
contribution to the city’s waterfront loan and investment fund. Investments in marine 
infrastructure are required prior to the issuance of a certificate of occupancy for the non-marine 
development project. 
 

The project will meet the NMUOZ standards #1 and #2, and will have to address #3 when a full project, 
with cost 
estimates, is brought forward.  

 
Performance Standards 
Site Plan applications in the WCZ is subject to seventeen performance standards (14-311.d) that all new 
development is required to meet, in addition to any site plan or other Land Use Code requirements. These 
include standards for outdoor storage, lighting, noise, vibration, harbor discharges, filling of berthing areas, 
vehicle storage, location of water-dependent use parking, and others. Other performance standards 
include requirements that that new construction within 35 feet of the southerly edge of Commercial Street 
conform to the downtown urban design guidelines; standards for pier and wharf expansions;  functional 
utility of piers and access to the water’s edge; and demonstration of compatibility of non-marine uses with 
marine uses, including requirements that access, circulation, parking, dumpsters, exterior storage and 
loading facilities or other structures shall neither interfere with the existence or operation of marine uses 
nor impede  access to vessel berthing or other access to the water by existing or potential marine uses, and 
that non-marine uses shall not substantially reduce or inhibit existing public access.  
 

Figure 7, Non-Marine Use Overlay Boundary 



O:\PLAN\Rezone\Commercial Street – 184      12 

New development is also subject to a public view protection standard (14-311.d.17) which requires that a 
public view impact analysis and required to promote the public’s visual access to the water through 
sensitive building placement. The standard requires that where there is loss of existing public views to the 
water, that the developer provide alternate public through newly established view corridors or publicly 
accessible pedestrian ways.  
 
Conditional Rezoning Standards 
Applications for conditional rezoning proposed within the NMUOZ are subject to the review standards of 
Sec. 14-311.c, Contract or conditional rezoning standards: 
 

1. Conditional or contract rezoning located outside of the NMUOZ:   
Not applicable.  
 

2. Conditional or contract rezoning applications located within the NMUOZ are subject to the 
provisions of 14-311.b.3 (Investment in marine infrastructure).  
14-311.b.3 states that all applications for site plan review or change of use permit for non-marine 
development in the NMUOZ are required to invest in marine infrastructure as a condition of 
development for not less than 5% of total non-marine costs over $250,000. Methods for meeting 
the standard may be direct investment of marine infrastructure or a financial contribution to a 
waterfront loan and investment fund. The original application indicated a wish to negotiate the 
terms of this standard, but that component of the application has been rescinded. The applicant 
has indicated certain investments in marine infrastructure in the site plan and application 
narrative – decking and wharf improvements, for instance, but additional information will be 
needed at Site Plan review to determine final costs and specific site improvements. For the 
conditional rezoning application review, it is sufficient to note that compliance of this standard 
will be a condition of development of the site.  
 

3. Residential dwellings are prohibited.  
No residential units are proposed.  
 

4. The development is consistent with the comprehensive plan and without the development the site 
could not otherwise support an economically viable water-dependent use. 
Though the proposed development is not required to propose a water-dependent use, the 
development plan for the site includes reinvestment and expansion of water dependent uses 
through water transport and increased waterfront access on the eastern edge of the site through 
the creation of 1) a marine dispatch center, 2) expanded decking, and 3) replacement of an 
existing gangway, floats, and wharf. The applicant has presented these investments in 
waterfront infrastructure as made feasible by the mixed-use proposal. For a discussion of the 
comprehensive plan, see V, Policy Analysis.  
 

5. Any physical or legal impediments which preclude or impede functional access from the site of the 
development to any portion of the water’s edge are not the result of action taken by the current 
owner, the applicant for rezoning, or any prior owner after January 4, 1993. 
The applicant has responded that there are no known impediments to the water’s edge, and 
demonstrated Right, Title, and Interest to the property in Attachment G.  

 
6. The project’s public benefits outweigh its potential negative impacts, taking into consideration as 

public benefits: protection of existing water-dependent uses, preservation of future 
water-dependent use development opportunities, contribution to the development of and/or 
on-going maintenance of the marine infrastructure for commercial vessels, and visual and physical 
access to the waterfront for the general public. 
Approval of the setback request depends on the project’s ability to show that there is no loss in 
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capacity of the area in question to serve water-dependent and/or marine-related uses on the site 
in the future. The conditional rezoning request retains marine uses in the form of the proposed 
dispatch center, and maintenance and improvements to the wharf. Marine loading areas and 
parking are included were included in the initial garage proposal, and current status of proposed 
users of the parking and loading areas should be updated by the applicant. Physical access to the 
waterfront is improved through expansion of publicly accessible walkway on the eastern edge of 
the site, in the current location of Portland Lobster Company and to the east of the proposed 
hotel/dispatch center.  

 
Replacement of the surface parking lot may reduce visual access to the water from Commercial 
Street, but design of the building, and an increased ability for the public to access the water 
through the site can offset this. Nothing in the ordinance requires visual access be maintained in 
its current configuration. Removal of the Portland Lobster Company from its current location will 
also open up views and physical access from Commercial Street.  

 
Each of these elements will need further elaboration, but at this stage the project appears able to 
meet these standards with the development program outlined in the application. Ensuring 
adequate marine-related access, and public access, rather than a purely hotel or non-marine 
related commercial use in this area will be an important aspect of any review and approval for 
the project.   

 
7. The development responds to any unique physical conditions and development opportunities along 

the shoreline in a manner that is consistent with section 14-305 (purpose). 
The WCZ purpose statement focuses on the protection of water-dependent and marine-related 
uses as priorities, and supports non-marine uses, particularly towards Commercial Street, 
provided they do not interfere with the operations of marine uses. Much of the site is 
redevelopment of an existing surface parking lot, and no displacement of marine-dependent uses 
or marine-related uses. The shoreline elements of the site are its edges – the eastern side of the 
parcels that include the proposed boardwalk, dispatch center, and wharf, as well as the edge that 
abuts Widgery Wharf. The eastern site area of the boardwalk is designed around waterfront 
access and uses. Water-adjacent public space is also included near the third, smaller mixed-use 
building to the south. Lastly, the request for the additional height for the hotel building includes 
mention of public access.   
 
The areas where the project interfaces with Widgery Wharf will have to provide more detail and 
articulation before it can be determined that this project supports the purpose of the zone, 
provided that non-marine uses do not place undue pressure on marine infrastructure and 
operations.  
 

8. The non-marine portion of the proposed development will not adversely affect the efficient 
operation of marine uses, such as producing less efficient traffic, parking or circulation patterns.  
Parking for the non-marine portion of the proposed development shall be subject to review under 
section 14-311(d)(8). 
The applicant proposes to fully accommodate existing surface parking spaces and spaces to serve 
new uses. 14-311.d.8 concerns parking and loading requirements, the most applicable section 
being Applicants for non-marine parking in the waterfront central zone shall submit a parking 
and traffic circulation plan showing the location of all existing and proposed structures, travel 
ways and parking on the subject lot which the applicant has met.  
 
Traffic and traffic circulation impacts will be required to be fully analyzed over the course of a 
Level III Site Plan application, though the current materials allow for an assessment of overall 
circulation, layout, and ability of the site to accommodate the proposed uses.  
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Thomas Errico, PE, offered comments on the layout and information provided (Attachment 1):   
• A trip generation analysis has not been provided. My expectation is that a Traffic Movement 

Permit would be required. A detailed traffic impact study will be required in conjunction with 
Site Plan permitting of the project. A key part of the traffic study will be evaluating traffic 
impacts at the Commercial Street/Dana Street/Chandler’s Wharf intersection. I would also 
note that the City will be conducting a Commercial Street Transportation Operations and 
Master Plan. 

• During the review and permitting of the Union Wharf/Widgery Wharf project, it was 
recommended that vehicle connectivity between Widgery Wharf and Union Wharf be 
maintained or provided so vehicles can use the traffic signal at the Commercial Street/Union 
Street intersection.  It may be beneficial if the subject project traffic were given the 
opportunity to access the traffic signal. 

• The parking garage provides three entry lanes and two exit lanes. The design of garage entry 
capacity should ensure that vehicle backups will not occur on Chandlers Wharf. Additionally, 
clarification on entrance operations shall be provided (e.g. gates, overhead door, etc.). 

• Commercial Street is under Pavement Moratorium restriction status until 2021 and project 
impacts could result in associated fee requirements. 

• The size of the parking garage appears to provide sufficient supply for both the proposed 
project needs and accommodating existing surface parking. A detailed parking demand and 
supply analysis would be required. 

• A detailed construction management plan will be required during the permitting of the 
project. 

• A detailed pedestrian facility circulation plan for the proposed uses and how the site 
interfaces with abutting uses will be required. 

• The Plans does not provide sufficient detail on how the project interfaces with Widgery 
Wharf. Further details on traffic and pedestrian safety as it relates to: the parallel parking 
spaces; pedestrians/traffic movements along and across Widgery Wharf; truck movements 
to and from the Compactor, as well as other larger vehicle movements to and from the 
waterfront, etc. 

• The proposed plan depicts a slight offset alignment between Chandler’s Wharf and Dana 
Street. Aligned intersections are preferred. 

• Details on truck deliveries for the proposed site shall be defined. 
• Information on the Chandler’s Wharf cross-section and intended transportation function 

should be provided. I would note the cross-section widens towards the south. 
 

Though many of Mr. Errico’s comments are critical for establishing expectations for this project 
under Site Plan review, several of these items should be preliminarily responded to by the 
applicant in the conditional rezoning process, such as: the potential for Union Wharf connectivity 
and coordination; Dana Street intersection alignment; parking garage design potential to create 
vehicle queuing; pedestrian circulation and safety; large vehicular circulation in particular, and 
how the project will interface with Widgery Wharf.  
 
In addition to the preliminary traffic, parking and circulation comments, additional feedback 
from the Fire Department indicate they feel they can serve the project as proposed so far, 
provided any connections between the hotel and parking structure allow adequate clearance for 
Fire trucks. As with both traffic review and Fire Department review, additional information will 
be required under the Site Plan review standards beyond what is required to be submitted for 
the conditional rezoning request.  
 
Additional comments on traffic and circulation are included below in VII, Discussion.  
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Figure 8, Waterfront Use Hierarchy 

9. The rezoning contains adequate provisions and/or conditions to ensure that any associated 
water-dependent infrastructure remains occupied by any commercial marine use as listed in 14-
307(a) and that said use is not abandoned after the project is developed. 
The applicant has indicated their intent to comply with this requirement. Any conditional 
rezoning should include provisions for ensuring the water-dependent infrastructure and uses 
continue.  

 
The applicant’s responses to each of these standards are included in Attachment F.  
 
V. POLICY ANALYSIS 
The City’s comprehensive 
plan, Portland’s Plan 2030 
identifies the goal of the 
central waterfront as 
achieving a balance where 
non-marine economic 
development benefits the 
piers, Commercial Street, 
waterfront uses, and the City 
by sustaining marine 
infrastructure, protecting 
opportunity for commercial 
marine activity, and 
promoting appropriate access 
by the public to views and 
activities in Portland Harbor 
(p.37, Considerations for the 
Central Waterfront). The plan 
further recognizes the policy 
structure of each of the 
waterfront zones, and 
reflected in the Land Use 
Code, of a hierarchy that 
prioritizes water-dependent, 

marine-related, and 
compatible non-marine uses, 
in that order (see illustration in Figure 6, also pg. 35 of Portland’s Plan). This hierarchy is critical to review of 
any project in the Waterfront Central Zone, including those in the non-marine overlay, which allows 
unlimited non-marine uses, provided projects can demonstrate, through the WCZ’s performance standards, 
compatibility.  
 
Regarding the specifics of the Waterfront Central Zone, the Waterfront Appendix states: The Waterfront 
Central Zone (WCZ) is designed first to protect and nurture existing and potential water-dependent uses, 
and secondly to encourage other marine-related uses. Compatible non-marine uses are encouraged in the 
zone, and considered beneficial to the overall waterfront economy, provided they do not interfere with 
water-dependent and marine-related uses (p. 165).  
 
The appendix of Portland’s Plan provides valuable context for how Portland has approached regulation of 
its waterfront to encourage the continuation of viable and water-dependent and marine-related uses.  In 
particular, it outlines how the central waterfront has undergone several zoning amendments in recent 
decades in response to its unique challenges, primarily aimed at finding a balance between non-marine 
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tenants that can support the viability of waterfront infrastructure, while reserving pier edge for commercial 
berthing, and providing standards aimed at not impairing the areas reserved for a working port.  
 
Portland’s Plan has many recommendations for the waterfront which have implications for this project, 
some of which are identified below.  
 

• Maintain and modernize infrastructure to support the working waterfront and port capabilities (p. 
34). 

• Prioritize and promote Portland’s unique mix of water-dependent, marine-related uses and 
compatible non-marine uses (p.34). 

• Seek funds and create incentives to improve facilities for marine industries, including the 
maintenance and expansion of public and private berthing, dredging, and land-side infrastructure 
(p. 35). 

• Continue to explore funding for pier maintenance in the Central Waterfront (p. 35). 
• Address transportation and congestion issues on Commercial Street to balance the mobility needs 

of marine industrial uses with bicycle and pedestrian safety improvements (p. 37) 
• Protect and promote access to the waterfront and Portland islands for commercial and marine 

activity, including berthing (p. 35)  
• Prioritize and promote Portland’s unique mix of water-dependent, marine-related uses and 

compatible non-marine uses (p. 34) 
• Promote passive and active recreational access to the waterfront (p. 34) 
 

Redevelopment of this site has the potential to improve water quality, something emphasized in the 
Environment Policy Guide, as there is very little to mitigate or treat surface runoff from the site now.  
Portland’s Plan acknowledges the role of non-marine uses in a waterfront zone, framing the issue as that of 
balance. In the WCZ the test of balance ensuring that water-dependent and marine-related uses are not 
impaired, while also providing for investment in marine infrastructure, public access to the water, and 
environmental quality. There’s nothing in the three elements of the contract rezone request – the setback 
reduction, the height increase, and the hotel use -  that contradicts these goals, and much in the proposal 
that aligns with these goals. The details of the changes, including the site layout, building and rooftop 
design, traffic and circulation, pedestrian circulation, water access, and marine infrastructure 
improvements, that ensure there is no negative impact, and that there’s maximum positive impact for the 
central waterfront. 
 
VI. PUBLIC COMMENT 
Public comments have touched on a number of concerns including traffic circulation patterns; safety; 
congestion; construction management; adequate emergency response; wayfinding; obstruction of views; 
building massing; suitability of the site for new construction in light of its vulnerability to flooding; 
proximity and siting of the rooftop restaurant in light of noise, privacy, and visual impacts; building design; 
suitability of a hotel on this site; Chandler’s Wharf vehicular access impacts; and impact on this project, and 
other recent, proximate developments, on the fishing industry.  
 
In regard to concerns for fishing industry impacts, the July 8, 2018 Fishermen and Lobstermen letter (PC14) 
expresses concern regarding increases in vehicular and pedestrian traffic from new development on 
Commercial Street and the Eastern Waterfront on the marine industry’s ability to transport perishable 
goods and otherwise support their operations.  
 
In addition to the above concerns, the letter has also received a letter of support from Portland merchants, 
purveyors & maritime business owners on the value the proposed project would add to the economic life 
of Portland, and also to its appropriateness in the central waterfront as a marine use and as a mixed-use 
project.  
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VII. DISCUSSION 

Site Circulation and Widgery Wharf Interface 
The application largely addresses the conditional rezoning standards, with the exception of a need to give a 
more articulated response to the project’s interface with Widgery Wharf, where the project has a direct 
impact, in as much detail given to the access drive through the center of the property. The application 
should at a minimum address pedestrian circulation throughout the site, vehicular circulation, connectivity 
to Union Wharf, relationship to Commercial Street traffic patterns, and how the traffic patterns of this 
mixed-use site will interact with those of Widgery Wharf and other adjacent developments. In addition to 
showing pedestrian access through the site, the application should also indicate pedestrian connections 
from the site to the dwellings at Chandler’s Wharf and to the two areas of public open space at Chandler’s 
Wharf.  
 
Though this application is not required to bring forth a level of detail in their submission as would be 
required for a site plan application, there are specific items that can be addressed in the course of this 
application to assure the overall site configuration and proposed uses can adequately function. Specific 
items, like the trash compactor location, noted by Mr. Errico, should be addressed at this stage either by 
demonstrating its suitability in that location, or by moving to elsewhere on the site where there is adequate 
space for it. With the information provided, Staff recommends this be located elsewhere, such as the 
location of the third, smaller mixed-use building on the site. Neither the compactor nor the parallel parking 
spaces on the same, westerly edge of the garage, should be proposed there at the expense of safe 
pedestrian circulation entirely around that building and through the site as a whole. Additional detail in this 
area of the plan, as already noted, is crucial for further evaluating these aspects of the proposal.  
 
Parking  
The applicant should provide an update on the planned allocation of garage spaces. The February 2018 
submission reiterated the intent to make leases available to leaseholders of the existing surface lot. 
The original submission indicated spaces dedicated to marine use parking and a marine loading area, but 
this hasn’t been addressed in the latest materials. Presumably remaining spaces will be to serve the 
proposed other uses, but an anticipated breakdown of parking spaces would be helpful going forward.  
 
Conditional Rezoning: Use 
The hotel use, as presented in this application for a mixed-use site, when reviewed in light of the 
conditional rezoning standards of Sec. 14-311.c, can be compatible in the Waterfront Central Zone’s Non-
Marine Use Overlay Zone. Additional information has been requested on several items that will impact the 
final Planning Staff review and the Board’s final recommendation to the City Council, but there is nothing in 
the proposal to indicate it’s a more impactful use than many of the non-marine uses already permitted in 
the zone that are not required to apply for a conditional reuse, including offices, banks, museums, 
restaurants, and retail establishments. To the extent the hotel, as part of the full redevelopment of this 
site, results in marine infrastructure investments, expanded marine uses, and additional public space and 
waterfront uses, the project as a whole can further many of the goals of the WCZ/NMUOZ.  
 
Conditional Rezoning: Setback 
Both Alternative A, which does not include the setback request, and Alternative B, which includes a request 
for a setback reduction of 25ft to 12.5ft, increase the amount of space for pedestrians and for access to the 
water beyond existing conditions, which now is filled with include kiosks, sheds, and parking spaces. Either 
scenario would constitute improvements in this area. The setback reduction alternative results in an 
improved central access drive, both for the vehicular access for Chandler’s Wharf, and vehicular access to 
the parking garage, and pedestrian circulation. However, while improving circulation in the center of the 
site, the setback reduces waterfront adjacent space for pedestrians and marine-related uses. Additional 
information that would assist this request would be an evaluation of relative visual impacts to the water for 
both scenarios; more information on whether the space gained from the setback reduction has any 
advantage in safety, circulation, and the pedestrian experience; whether the setback reduction negatively 
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impacts the functioning of the marine-dependent uses relative to Alternative A; and whether any of the 
space gained in the setback reduction might be allocated elsewhere, such as the southern and western 
corners of the parking lot, toward improved functioning of the overall site.  
 
Conditional Rezoning: Height 
The NUMOZ has a maximum of height of 50 feet, and a maximum of four habitable floors. A request has 
been made for a 5th floor rooftop area that exceeds the maximum height, but the application does not 
quantify the precise height allowance sought, and this will need to be clarified in order for the request to 
be fully weighed. As a potential public space open to the public, more information is needed on the terms 
of public access. Residential abutters have expressed concern about noise and privacy in regard to rooftop 
activity, and how the design and programming of the space would respond to these concerns should also 
be directly addressed.  
 
VIII. NEXT STEPS 

• Provide feedback on the revised Conditional Rezoning application.  
• Schedule a workshop or public hearing. 

 
IX. ATTACHMENTS 

1. Traffic engineer review 4-11-2018 
2. Maine DEP 6-26-2017 
 
Applicant’s Submittal 
Items Submitted for June 22, 2017 Workshop: 
A. Cover 
B. Cover Letter 
C. Table of Contents 
D. Application 
E. Agent Authorization 
F. Narratives 
G. Right, Title, and Interest 
H. Neighborhood Meeting Documentation 
Plan 1. Survey 
Plan 2. Site Plan Main 
Plan 2. Site Plan Parking 
Plan 4. Architectural Perspective Rendering Plan 5 Architectural Aerial Rendering 
Plan 5. Updated materials (plans and cover letter) 6-15-2017 

 
Items Submitted for April 17, 2018 Workshop:  
I. Resubmittal Letter 2-20-2018 
Plan 6. Site Plan A 
Plan 7. Site Plan B 
Plan 8. Site Plan B Color 

 
Public Comment 

 PC1. Lafavore 6-3-2017 
 PC2. Scholl 6-7-2017    
 PC3. Mattson 6-7-2017  
 PC4. Fuller 6-14-2017  
 PC5. Scholl 6-16-2017 
 PC6. Barnes/Neill 6-20-2017 
 PC7. Leahy 6-21-2017  
 PC8. de Cardenas 6-21-2017 
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 PC9. Sclar 6-21-2017 
 PC10. Steele 6-22-2017 
 PC11. McInerney 6-22-2017 
 PC12. Tiedeken 6-22-2017 
 PC13. Lane 6-22-2017 

PC14. Fishermen & Lobstermen 7-8-2018 
PC15. Concerned Residents of Chandlers Wharf 7-18-2017 
PC16. Pendleton 8-28-2017 
PC17. Scholl 9-4-2017 
PC18. Scholl 3-3-2018 
PC19. Lafavore 4-9-2018 
PC20. Merchants, Purveyors, Maritime Businesses 4-13-2018 
 



Christine Grimando <cdg@portlandmaine.gov>

184 Commercial Street Zone Change - Initial Traffic Comments
Tom Errico <thomas.errico@tylin.com> Wed, Apr 11, 2018 at 2:34 PM
To: Christine Grimando <CDG@portlandmaine.gov>

Hi Christine – The following is an update of my prior traffic comments regarding the Conditional Rezoning for the above
project and is based upon available application materials.

·  A trip generation analysis has not been provided. My expectation is that a Traffic Movement Permit would be
required. A detailed traffic impact study will be required in conjunction with Site Plan permitting of the project. A key part
of the traffic study will be evaluating traffic impacts at the Commercial Street/Dana Street/Chandler’s Wharf intersection. I
would also note that the City will be conducting a Commercial Street Transportation Operations and Master Plan.

·  During the review and permitting of the Union Wharf/Widgery Wharf project, it was recommended that vehicle
connectivity between Widgery Wharf and Union Wharf be maintained or provided so vehicles can use the traffic signal at
the Commercial Street/Union Street intersection.  It may be beneficial if the subject project traffic were given the
opportunity to access the traffic signal.

·  The parking garage provides three entry lanes and two exit lanes. The design of garage entry capacity should ensure
that vehicle backups will not occur on Chandlers Wharf. Additionally, clarification on entrance operations shall be provided
(e.g. gates, overhead door, etc.).

·  Commercial Street is under Pavement Moratorium restriction status until 2021 and project impacts could results in
associated fee requirements.

·  The size of the parking garage appears to provide sufficient supply for both the proposed project needs and
accommodating existing surface parking. A detailed parking demand and supply analysis would be required.

·  A detailed construction management plan will be required during the permitting of the project.

·  A detailed pedestrian facility circulation plan for the proposed uses and how the site interfaces with abutting uses will
be required.

·  The Plans does not provide sufficient detail on how the project interfaces with Widgery Wharf. Further details on
traffic and pedestrian safety as it relates to: the parallel parking spaces; pedestrians/traffic movements along and across
Widgery Wharf; truck movements to and from the Compactor, as well as other larger vehicle movements to and from the
waterfront, etc.

·  The proposed plan depicts a slight offset alignment between Chandler’s Wharf and Dana Street. Aligned
intersections are preferred.

·  Details on truck deliveries for the proposed site shall be defined.

·  Information on the Chandler’s Wharf cross-section and intended transportation function should be provided. I would
note the cross-section widens towards the south.

If you have any questions, please contact me.

Best regards,

Att. 1



Christine Grimando <cdg@portlandmaine.gov>

Portland WCZ- Fisherman's Wharf
Morse, Michael J <Michael.J.Morse@maine.gov> Mon, Jun 26, 2017 at 11:50 AM
To: "Christine Grimando (cdg@portlandmaine.gov)" <cdg@portlandmaine.gov>
Cc: "Dan Bacon (dbacon@gorrillpalmer.com)" <dbacon@gorrillpalmer.com>

Hello Christine.  As a follow-up to our meeting with Dan Bacon on June 14th, the Department has considered the
proposed development of a hotel and parking garage on Fisherman’s Wharf with regard to State minimum shoreland
zoning regulations.  The proposed project to construct a 4- or 5-story hotel and 4-story parking garage on a portion of
Fisherman’s Wharf would be located on filled land rather than being located over pile-supported pier. 

Consistent with other areas along this developed waterfront area, the Department considers the filled-land portions of the
waterfront to be comparable to a “general development district” within the Chapter 1000, State of Maine Guidelines for
Municipal Shoreland Zoning Ordinance (guidelines).  The guidelines would allow for this type of development within close
proximity to the coastal wetland.  While there are a number of elements to the proposed project, with regard to only the
proposed hotel and parking garage uses, the Department would not oppose a local ordinance amendment or contract
zone agreement (formally treated as an ordinance amendment) that allows these proposed uses.  If the uses had been
proposed over a pile-supported, or similar, pier or wharf our position would be different.

If the City amends its ordinance or adopts a contract zone agreement for the proposed project, please forward it to the
Department for our review/approval.  Should you wish for the Department to review and comment on a draft amendment
or agreement prior to City action, please feel free to forward it to me for our consideration. 

Thank you,

Mike

Mike Morse

MDEP

Assistant Shoreland Zoning Coordinator

312 Canco Road

Portland, Maine 04103

Ph- 207-822-6328

Fax- 207-822-6303

Att. 2
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707 Sable Oaks Drive, Suite 30 
South Portland, Maine 04106 
207.772.2515

March 20, 2017 

Barbara Barhydt 
City of Portland 
Planning and Urban Development Department 
Fourth Floor, City Hall 
389 Congress Street 
Portland, ME 04101 

Subject:  Fisherman’s Wharf Redevelopment (Chandler’s Wharf) 
Conditional Rezone Request 

Dear Barbara: 

On behalf of Fisherman’s Wharf Portland, LLC, Gorrill Palmer is pleased to submit documents for a 
conditional rezone request to allow the following, as part of the proposed Fisherman’s Wharf 
Redevelopment: 

 Hotel Use
 Height variance to allow for a rooftop bar, on the 5th floor of the hotel building
 Setback variance to allow for the location of the hotel approximately 16’ from the high tide line.
 Negotiation of the Marine Infrastructure Investment

Enclosed please find application, written narrative and plans describing the proposed redevelopment 
project.  Figures 1A and 1B are maps showing the project location. A $5,000 application fee (check 
#000001) made payable to the City of Portland from the Applicant was submitted. It is our 
understanding that the City of Portland will coordinate the necessary public notices and that the fee for 
public notices and other review services will be billed to the Applicant at a later date. 

We look forward to discussing this project further. Should you have any questions or require additional 
information, please feel free to contact us.   

Sincerely,  

Gorrill Palmer 

Alton Palmer, PE 
Principal 

Enc.  
CC:  Fisherman’s Wharf Portland, LLC 

AMP/cehU:\3244 Bateman Fisherman's Wharf\P Applications\Local\2 - Conditional Rezoning Application\0A_3-6-2017 Cover 
Letter Contract Rezone.doc 

Att. B



U.S.G.S. Location Map
Fishermans Wharf Redevelopment - Portland, Maine

U.S.G.S. Portland East/West, Maine -7.5 Minute Series (Topographic)

1A
Figure

Relationships. Responsiveness. Results.
www.gorrillpalmer.com
207.772.2515

G   RRILL
P LMER

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
File Name:

AutoCAD SHX Text
Design:

AutoCAD SHX Text
Draft:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
Job No.:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
LSA

AutoCAD SHX Text
CG

AutoCAD SHX Text
BMG

AutoCAD SHX Text
MARCH 2017

AutoCAD SHX Text
None

AutoCAD SHX Text
3244

AutoCAD SHX Text
3244-LOCATION.dwg

AutoCAD SHX Text
SITE LOCATION



U.S.G.S. Location Map
Fishermans Wharf Redevelopment - Portland, Maine

U.S.G.S. Portland East/West, Maine -7.5 Minute Series (Topographic)

1B
Figure

Relationships. Responsiveness. Results.
www.gorrillpalmer.com
207.772.2515

G   RRILL
P LMER

AutoCAD SHX Text
Checked:

AutoCAD SHX Text
File Name:

AutoCAD SHX Text
Design:

AutoCAD SHX Text
Draft:

AutoCAD SHX Text
Date:

AutoCAD SHX Text
Job No.:

AutoCAD SHX Text
Scale:

AutoCAD SHX Text
LSA

AutoCAD SHX Text
CG

AutoCAD SHX Text
BMG

AutoCAD SHX Text
MARCH 2017

AutoCAD SHX Text
None

AutoCAD SHX Text
3244

AutoCAD SHX Text
3244-LOCATION.dwg

AutoCAD SHX Text
SITE LOCATION



Job No. 3244 Conditional Rezone Request Portland, Maine 
March 2017  Fisherman’s Wharf Portland, LLC 

TABLE OF CONTENTS 

Section Location 

Application Form Section 1 
Agent Authorization Section 2 
Project Narrative Section 3 
Title, Right and Interest Section 4 
Site Plans Attachment A 
Renderings Attachment B 

Att. C



Job No. 3244 Conditional Rezone Request Portland, Maine 
March 2017 Fisherman’s Wharf Portland, LLC 

Section 1 
Application 
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Zoning Map, Text Amendment, 
Contract or Conditional Rezoning Application 

Portland, Maine 
Planning and Urban Development Department  

Planning Division 
 
 

Portland’s Planning and Urban Development Department coordinates the review of requests for zoning map 
amendments, zoning text amendments and contract or conditional re-zoning.  The Division also coordinates site plan, 
subdivision and other applications under the City’s Land Use Code.  Attached is the application form for a Zone 
Change. 

 
 
 
 
 
 

 

  

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14) 
which is available on our website: 

Land Use Code:   http://me-portland.civicplus.com/DocumentCenter/Home/View/1080 
Design Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2355 
Technical Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2356 
 

Planning Division Office Hours 
Fourth Floor, City Hall Monday thru Friday 
389 Congress Street 8:00 a.m. – 4:30 p.m.  
(207) 874-8719 
planning@portlandmaine.gov 

 

http://me-portland.civicplus.com/DocumentCenter/Home/View/1080
http://me-portland.civicplus.com/DocumentCenter/View/2355
http://me-portland.civicplus.com/DocumentCenter/View/2356
mailto:planning@portlandmaine.gov


I. Project Information (Please enter n/a on those fields that are not applicable)

II. Contact Information (Please enter n/a on those fields that are not applicable)

APPLICANT 
Name: 
Business Name: 
Address: 
City/State: 
Zip Code: 
Work #: 
Home #: 
Cell #: 
Fax #: 
E-mail:

Project Name: 
Proposed Development Address: 
Project Description: 
Chart/Block/Lot: 
Right, Title or Interest:

Existing Use: 

Current Zoning Designation: 

Proposed Use of the Property: 

Vicinity Map:

Site Plan  (On a separate sheet, please provide a site plan of the property showing existing and proposed 
improvements, including such features as buildings, parking, driveways, walkways, landscape and property 
boundaries.  This may be a professionally drawn plan, or a carefully drawn plan – to scale – by the applicant.  
(Scale to suit, range from 1’ = 10’ to 1’ = 50’.)  Contract and conditional rezoning applications may require 
additional site plans and written material that address physical development and operation of the property to 
ensure that the rezoning and subsequent development are consistent with the comprehensive plan, meet 
applicable land use regulations, and compatible with the surrounding neighborhood) 
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OWNER 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
 
AGENT/REPRESENTATIVE 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
 
BILLING (to whom invoices will be forwarded to) 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
 
ENGINEER 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
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SURVEYOR 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
 
ARCHITECT 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
 
ATTORNEY 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  
 
DESIGNATED PERSON(S) FOR UPLOADING INTO e-PLAN 
Name:  
E-mail:  
  
Name:  
E-mail:  
  
Name:  
E-mail:  
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III. APPLICATION FEES (check applicable review)

Zoning Map Amendment 
from (          ) zone to (          ) zone 

$3,000.00 

Zoning Text Amendment  
to Section 14- (          ) 
(For a zoning text amendment, attach on a 
separate sheet the exact language being 
proposed, including existing relevant text, in 
which language to be deleted is depicted as 
crossed out (example). 

$3,000.00 

Combination Zoning Text Amendment and 
Zoning Map Amendment 

$4,000.00 

Conditional or Contract Zone   
(A conditional or contract rezoning may be 
requested by an applicant in cases where 
limitations, conditions, or special assurance 
related to the physical development and 
operation of the property are needed to 
ensure that the rezoning and subsequent 
development are consistent with the 
comprehensive plan, meet applicable land 
use regulations, and compatible with the 
surrounding neighborhood.  Please refer to 
Division 1.5, Section 14-60-62.) 

$5,000.00 

IV. FEES ASSESSED AND INVOICED SEPARATELY
• Notices to abutters (receipt of application, workshop and public hearing meetings) ($.75 each)
• Legal Ad in the Newspaper (% of total ad)
• Planning Review ($50.00 hour)
• Legal Review ($75.00 hour)
• Third Party Review (all outside reviews or analysis, eg. Traffic/Peer Engineer, are the responsibility of the

applicant and will be assessed and billed separately)
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V. SUBMITTING YOUR APPLICATION IN ELECTRONIC FORMAT 
 

Welcome to the Planning & Urban Development’s new Electronic Plan Review Process.  Below you will find the 
steps along with tips and guides to help you through uploading and viewing your project electronically during 
the review process.   
  
All of the following applications shall be submitted electronically to planning@portlandmaine.gov  by following 
the steps below:   
 
Level 1 Site Alteration, Level 2 Site Plan, Level 3 Site Plan, Level 3 Subdivision, Administrative Authorization, 
Conditional Use, Inclusionary Zoning and Contract/Rezoning Applications. 
      
1.      Fill out the application completely and e-mail the application only to planning@portlandmaine.gov   

(Please be sure to designate a person who will be responsible for uploading documents and drawings.)   
This step will generate the project ID number for your project.     
  

2.      An invoice for the application fee will be e-mail to you.  Payments can be made on-line at  
 Pay Your Invoice , by mail (Planning Division, 389 Congress Street, Portland, ME 04102) or in person at 

City Hall, 4th Floor.   Please reference the Application Number when submitting your payment which 
is located in the upper left hand corner of the invoice.  

 
3.      The designated person responsible for uploading documents and drawings will receive an 

email from eplan@portlandmaine.gov with an invitation into the project.  At this time, you will upload 
all corresponding documents and plans into the project.  For first time users you will receive a 
temporary password which you must change on entry.  Make note of your username and password for 
any future projects. 
  

4.   Follow the link below (Applying Online) for step by step instructions on how to do the following: 
 Prepare drawings, documents and photos for uploading; 
 Getting started in e-Plan; 
 Prepare revised drawings and documents for uploading. 

  
         Applying Online 
 

Reminder:  Before the project can move forward, the application fee shall be paid in full and all required 
documents and drawings shall be uploaded into e-plan correctly. 
              
5.      As the process evolves you will be able to log in and see markups, comments and upload 
 revisions as requested into these folders. 

  

mailto:planning@portlandmaine.gov
mailto:planning@portlandmaine.gov
https://trx.npspos.com/payapp/public/ECSale.html?siteId=18545&deptId=18545&urlKey=878a55b229b58de23645e5cfa8ec4f6a60469a37
mailto:eplan@portlandmaine.gov
https://me-portland.civicplus.com/DocumentCenter/View/13403
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3. NARRATIVE PROJECT DESCRIPTION AND COMPATIBILITY ANALYSIS 
 

3.1 INTRODUCTION 
 
The redevelopment of Fisherman’s Wharf, a precedent setting project, in keeping with the intent of the 
Non-Marine Use Overlay Zone envisions a vibrant development that maintains and enhances the 
property’s connection to the waterfront. As shown on the attached site plans and renderings, the 
project concept consists of a multi-phase, mixed-use development with office, retail, parking, restaurant, 
hotel and marine related uses.  
 
The following items are being requested by approval of a Conditional Rezoning:  
 

 Approval for a 93-room hotel as part of the project; 
  

 Approval for a 5th floor that would allow for a proposed rooftop bar area associated with the 
hotel/restaurant;  

 
 Reduction of the required 25-foot setback from the average high-tide line to 16 feet for the side 

of the hotel/restaurant facing the waterfront;   
 

 Negotiation of the terms and conditions of the Marine Infrastructure Investment.   
 

The proposed mixed-use development, further described below, involves a number of different, yet 
complimentary uses.  The most important of these uses, from a revenue generating standpoint, is the 
hotel use.  Without it, the project would not be commercially viable at this location.  The hotel use, 
while significant from a revenue perspective, also serves a key role as a primary attraction to the site.  A 
hotel on the south side of Commercial Street is unique in Portland and will give guests a chance to 
experience the Portland Waterfront in a way no other hotel can.  The unique opportunity is expected 
to benefit the existing businesses in the area by bringing visitors that might otherwise stay elsewhere.  In 
particular, those existing uses that provide water-taxi service and tours of Casco Bay will benefit by 
being highly visible to the hotel guests via the proposed Casco Bay Dispatch Center and proposed public 
gathering space.  The Dispatch Center, as described later in this document, will provide a centralized 
location for water-dependent transportation businesses to establish their ticket counters.  In addition, 
their patrons will be able to take advantage of the waiting and bathroom facilities within the Dispatch 
Center that are currently not available in this area. 
 
3.2 PROJECT DESCRIPTION AND BACKGROUND 
 
Existing Conditions 
The proposed rezoning area includes two parcels identified as Lots 30 and 31 on Map 31 of the City of 
Portland Tax Maps.  The parcels are owned by GEF, LLC (the “Owner”) and are subject to a lease 
agreement with Fisherman’s Wharf Portland, LLC (the “Applicant”).  The lease agreement between the 
Owner and Applicant is attached to this application.  The property is subject to a 35’ wide Right-of-Way 
for the benefit of the Chandler’s Wharf Condominium and Marina, which will need to be modified and 
recorded as part of this project.    
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The property is located in the Waterfront Central Zone.  A preliminary boundary survey is attached. As 
shown on the survey, and the excerpt below from the Waterfront Central Zone Map prepared by the 
Portland Planning Division, dated November 2010, the property appears to lie within the Non-Marine 
Use Overlay Zone.   
 
The approximately 
1.9-acre property is 
used primarily for 
parking and is 
commonly referred to 
as the “Fisherman’s 
Wharf Parking 
Facility”. The existing 
surface parking lot 
contains 
approximately 261 
spaces, all of which are 
paid parking, typically 
on a monthly or 
hourly basis. The 
property also contains 
the Portland Lobster 
Company Restaurant 
and a number of 
marine users including 
Portland Harbor Fleet and Portland Discovery Land and Sea Tours. The site is bounded by Commercial 
Street, Long Wharf (Dimillo’s) and Widgery Wharf.  The portion of the property adjacent to the water 
(east side) contains a permanent wooden deck that projects over an existing sea-wall.  This is used for 
outdoor seating for the Portland Lobster Company and storage for the marine users.  In front of the sea 
wall is a floating wharf which is utilized by existing marine uses.  The floating wharf is proposed for 
improvement as part of this project.   
 
Proposed Mixed-Use Development  
The proposed redevelopment features a vibrant mixed-use development that maintains and enhances 
the property’s connection to the waterfront.  In its current state as a parking lot, the property is 
underutilized, and out of character especially when considered relative to its prominent location on 
Commercial Street.  As shown on the attached site plans and renderings, multiple uses are envisioned 
for the two-phase redevelopment plan of Fisherman’s Wharf. The proposed first phase of development 
currently envisions the following uses:  
 

 Retail/Office (fronting on Commercial Street) 
o Level 1: 4,250 s.f. of retail  
o Levels 2-4: 14,805 s.f. of office  

 s.rking Garage (behind Retail/Office Building):  
o Level 1: 3,375 s.f. of retail  
o Levels 1-4: 501 space parking structure 

 Hotel Building 
o Level 1: 3,300 s.f. Casco Bay Dispatch Center 
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o Level 1: 4,370 s.f. of restaurant 
o Level 1: 4,250 s.f. hotel lobby  
o Levels 2-4: 93-room hotel 

 
The second phase of the project will consist of the following: 
 
 Restaurant/Office (south side the Parking Garage) 

o Level 1: 5,200s.f. of restaurant 
o Levels 2-4: 15,600 s.f. of office 

 
As part of the project, the Applicant proposes to construct a public open space where the Portland 
Lobster Company is currently located.  This public area will extend to the edge of the permanent 
wooden deck that runs in front of the hotel/restaurant. This deck will be reconstructed and rebuilt 
within the same footprint.  The existing floating wharf in front of the renovated deck will be improved 
to enhance the functionality.  These 
improvements will make significant 
improvements to the public’s view and 
access to the waterfront and to the access 
and operation of the existing water-
dependent uses.  
 
Parking 
As noted above, the property is currently 
used mainly as a surface parking lot, with 
approximately 261 spaces which are mostly 
leased on a monthly basis.  The parking lot 
also provides short term parking on an 
hourly basis.  The mix of long/short term 
parking varies but based on information 
from the operators is skewed more to monthly parking use.  The proposed parking garage will provide 
metered and hourly parking to replace the existing 261 spaces will also provide an adequate amount of 
parking spaces to support the existing marine uses and proposed mixed-use development.    
 

PARKING SUMMARY – PHASE 1 & 2 
USE AREA / 

INTENSITY 
RATE USED # OF SPACES 

Existing Parking (Including 
Marine-related)  

n/a n/a 261 

Prop. Retail 7,625 s.f. 1/200 (after 2000 s.f.) 28 
Prop. Restaurant 9,570 s.f. 1 / 150 s.f. 64 

Prop. Office 30,405 s.f. 1 / 400 s.f. 38 
Prop. Hotel 93 rooms 1 / room 93 

Prop. Dispatch Center 3,300 s.f. 1 / 200 sf 17 
  TOTAL REQUIRED 501 
  TOTAL PROVIDED 501 

 
In the Parking Summary above, the 261 spaces that currently exist as surface parking at the site will be 
replaced within the proposed parking garage.  By utilizing reasonable, experience based rates for the 
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proposed uses, the 501 parking spaces on site will provide an adequate amount to serve the 
development as well.   
 
3.3 COMPLIANCE WITH THE COMPREHENSIVE PLAN (2002 VERSION, UPDATED 2005) 
 
The current Comprehensive Plan (and Code Section 14-305) states that: 
 

“The waterfront central zone was created to protect and nurture water-dependent and 
marine-related support uses so that they may grow and prosper in an environment and 
area dedicated to this purpose.”  

 
As noted previously, the property has an underlying zoning of Waterfront Central (WCZ) and is within 
the Non-Marine Use Overlay Zone (NMUOZ).  The NMUOZ is defined by the City of Portland Code 
as follows: 
 

“The non-marine use overlay zone (NMUOZ) is a portion of the waterfront central 
zone, as described below, where new and existing development may be occupied with 
100% non-marine use tenants listed under 14-307(b), subject to the standards and use 
limitations provided in section 14-311(b).” 

 
With the exception of the hotel use, all of the proposed uses are allowed under Section 14-307(b)-
Permitted Uses.  Based on Section 14-311(c) the hotel use, construction of a fifth floor (rooftop bar 
area), reduction of the 25’ setback from the average high tide line (per 14-306), and negotiation of the 
Marine Infrastructure Investment are conditions particular to the development that will need to be 
considered under the City’s Conditional Rezoning requirements.   
   
The requirements for Conditional Rezoning have been shown below in ITALICS  followed by a response 
in BOLD indicating how the project proposes to comply with the particular section.   
 

“Contract or conditional rezoning standards: Applications for proposals deviating from 
any dimensional requirements under section 14-310 and/or including uses not listed 
under sections 14-307 and 14-308 may only be considered if the reviewing body finds 
the applicant has met the performance standards listed under 14-311(d) and the 
following standards: 
 
1. Conditional or contract rezoning located outside of the NMUOZ:  The ground 
level floor area of any building, existing or proposed, on the subject lot and the un-built 
area of the subject lot and the un-built area of the subject lot shall be subject to and 
meet the requirements of section 14-311(a) of this code. 
 
Response:  Project is not located outside the NMUOZ. 
 
2. Conditional or contract rezoning located within the NMUOZ:  Conditional or 
contract rezoning applications located within the NMUOZ are subject to the provisions 
of 14-311(b)(3) (Investment in marine infrastructure). 
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Response:  Section 14-311(b)(3) is addressed separately below. 
 
3. Residential dwellings are prohibited. 
 
Response:  No residential dwellings are proposed. 
 
4. The development is consistent with the comprehensive plan and without the 
development the site could not otherwise support an economically viable water- 
dependent use. 
 
Response:  The existing Comprehensive Plan does not specifically speak to the NMUOZ 
as it was adopted in 2011.  However, the section of the Comprehensive Plan that 
discusses the WCZ does speak to the non-marine uses as beneficial to the waterfront 
economy.  While it is clear that the WCZ is intended to place a priority on marine 
and/or water dependent uses, it is also clear that the NMUOZ was adopted to address 
the need for non-marine uses on properties such as this.  As such, the Applicant is of 
the opinion that a mixed-use project is in keeping with the intent of the NMUOZ by 
providing additional revenue streams that will assist in the maintenance and 
improvement of the pier infrastructure.  Further, the restaurant, retail space, and hotel 
are compatible, complimentary and supportive of the existing water-dependent 
businesses on the site and the proposed Casco Bay Dispatch Center.  While a hotel use 
south of Commercial Street is unique, it should not be considered incompatible with the 
surroundings, a further discussion of compatibility is provided below.   The marine uses 
located between Chandler’s and Long Wharf (DiMillo’s) are more tourism related and 
the proposed restaurant/retail/hotel uses would be in harmony with those businesses.   
 
5. Any physical or legal impediments which preclude or impede functional access 
from the site of the development to any portion of the water’s edge are not the result 
of action taken by the current owner, the applicant for rezoning, or any prior owner 
after January 4, 1993. 
 
Response:  No physical or legal impediments are currently known or proposed that 
would impede access to the water’s edge.  Access to the waterfront will be maintained 
and improved for existing and future marine uses as part of this project.   
 
6. The project’s public benefits outweigh its potential negative impacts, taking into 
consideration as public benefits: protection of existing water-dependent uses, 
preservation of future water-dependent use development opportunities, contribution to 
the development of and/or on-going maintenance of the marine infrastructure for 
commercial vessels, and visual and physical access to the waterfront for the general 
public.  
 
Response:   As a whole, the mixed-use project will provide revenues to the property 
owner that can be used for development and maintenance of the marine infrastructure.  
The removal of the existing Portland Lobster Company Buildings will allow creation of a 
public space and pedestrian walkway that will provide more opportunity for water 
views.  Visual and physical access for the public is expected to be positively enhanced by 
the project.  In addition, the new hotel, restaurant and rooftop uses will provide for 
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enhanced public views of the working waterfront.  The proposed Casco Bay Dispatch 
Center will help to provide more orderly and convenient ticketing and waiting areas for 
customers of the Dispatch businesses.  
 
A direct public benefit of the Dispatch Center and expanded public area will be 
mitigation of the current lack of waiting and bathroom facilities for the marine 
businesses.  Currently, passengers who are waiting for tour boats congregate on the 
surrounding sidewalks along Commercial Street.  At peak times, the sidewalks can 
become clogged and unusable to other pedestrians forcing them into Commercial 
Street.  This project is anticipated to alleviate that; the Dispatch Center will have an 
indoor waiting area and the removal of the Portland Lobster Company will increase 
public space in the vicinity. In addition, this area has no public bathrooms nearby, which 
has necessitated the use of portable toilets during peak times.  The Dispatch Center will 
have bathroom facilities for the use of customers, removing the need for portable 
toilets.   
 
The Dispatch Center, in the Applicant’s opinion, helps to provide enhanced opportunity 
to explore Casco Bay and the islands.  Specifically, the Dispatch Center will serve as an 
additional point of access for the public and will help to provide options for transport to 
and front the island communities.  The amenities available in the Dispatch Center will 
provide a convenient and comfortable location for the public seeking different 
opportunities on the water.   
 
The investment in redevelopment of the property will also provide increased tax 
revenues in the form of local property taxes along with state income and sales tax.  The 
new and expanded uses proposed will spur job creation and also provide the 
opportunity for new business creation in the Dispatch Center, retail and office spaces.  
The convenient location of the property and desirability of the Old Port are key factors 
to the redevelopment of this property.    
 
7. The development responds to any unique physical conditions and development 
opportunities along the shoreline in a manner that is consistent with section 14-305 
(purpose).  
 
Response:  Section 14-305 is specific to the WCZ, not necessarily the NMUOZ.  
However, it should be noted that the development plans (see Site Plan and Renderings) 
have attempted to preserve and enhance access to the water for the existing and future 
marine related uses.  A more detailed description of the proposed marine infrastructure 
improvements and Casco Bay Dispatch Center are outlined in other sections of this 
document.    
  
8. The non-marine portion of the proposed development will not adversely affect 
the efficient operation of marine uses, such as producing less efficient traffic, parking or 
circulation patterns.  Parking for the nonmarine portion of the proposed development 
shall be subject to review under section 14-311(d)(8).   
 
Response:   Assuming the hotel use is approved, the Applicant would then pursue Site 
Plan approval from the City for the overall development.  During that process, the 
conceptual plan would be refined to address operational needs of the existing marine 
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uses.  A concept plan is provided with this application that depicts the proposed site 
layout.   
  
9. The rezoning contains adequate provisions and/or conditions to ensure that any 
associated water-dependent infrastructure remains occupied by any commercial marine 
use as listed in 14-307(a) and that said use is not abandoned after the project is 
developed. 
 
Response: By proposing the Casco Bay Dispatch Center, the Applicant is providing a 
new facility for the existing water-dependent businesses in the area.  The existing 
businesses consist mainly of tour boat operators who currently have only small kiosk 
buildings or ticket booths.  The Dispatch Center is intended to consolidate these users 
(and attract new users) into a common location while providing a waiting area and 
bathroom facilities for customers.    In addition, the pier infrastructure will be improved 
for the users by providing new permanent decking to improve the existing floating wharf 
and other related improvements.    

 
Section 14-311(b)(3) provides the following Marine Investment performance standards to be 
met for the Conditional Rezoning: 
 

3.  Investment in marine infrastructure: All applicants for site plan review or a 
change of use permit for non-marine development in the NMUOZ are required to 
invest in marine infrastructure as a condition of development, provided that the total 
project costs exceed $250,000.  The value of the investment shall be not less than five 
percent (5%) of total project costs over $250,000 for constructing non-marine space 
and associated site improvements in the NMUOZ.  
  
 Required investment may occur by one or both the following methods:  
  
  a.  Direct investment in marine infrastructure located on the same lot:  Investment 
shall be for the benefit of marine uses listed in 14-307(a) within the same lot as the 
proposed non-marine development.  Investment may include dredging pile replacement, 
new or replaced structural decking (but not pavement resurfacing), new or replaced 
fendering systems, new or replaced floats, pier expansions, permanent conversions of 
recreational berthing to commercial berthing, bulkhead or seawall repair or 
improvements, or any combination of similar improvements.  Plans for the marine 
infrastructure investment shall be submitted to the planning authority with the 
application for site plan review or change of use permit and shall include details and a 
commitment as to how the marine infrastructure will be utilized by marine users.  The 
marine infrastructure improvements shall be completed prior to the issuance of a 
certificate of occupancy for the non-marine development project.  
 
Response:  Given the scope and scale of the project the Applicant desires to negotiate 
the interpretation of what constitutes a direct marine investment. The proposed project 
includes a number of improvements to the existing marine infrastructure.  Detailed 
plans for these improvements, as required by this section, will be submitted with the 
application for site plan review. At this time, the improvements are generally expected 
to consist of the following:  demolition of the existing waterfront buildings, as-needed 
repair of the existing sea-wall, removal of the existing wooden decking, installation of 
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new wooden decking, improvement of the existing floating wharf and gangway, 
construction and installation of site amenities and furniture within the public viewing 
area and construction of the marine-use parking and storage areas within the proposed 
parking garage.  The expected cost of these improvements is not known, but will be 
further detailed at the time of application for site plan review.  These investments in the 
pier infrastructure are in keeping with the goals of the NMUOZ. 
  
  b.  Financial contribution:  If direct investment in marine infrastructure is not made, 
the developer shall make a financial contribution to the city’s waterfront loan and 
investment fund. 
 Response:  As noted above, the Applicant is proposing significant investment in marine 
infrastructure which will provide direct benefits to the existing and future water-
dependent businesses.  Given the scope and scale of the project, the Applicant desires 
to negotiate the interpretation of what constitutes a direct marine investment. 
 

Section 14-311(d) provides the following performance standards to be met for the Conditional 
Rezoning: 
 

14-311(d) Performance standards: All uses in the waterfront central zone shall comply 
with the following standards. Standards 8, 10, 13, 14, 15, 16 and 17 shall be reviewed by 
the Planning Authority.   
 
8. Off-street parking and loading:  Division 20 (off-street parking) and division 21 
(off-street loading) of this article shall not apply. The planning authority shall review 
applications for non-marine use parking against the following standards: 
 
a. Applicants for non-marine parking in the waterfront central zone shall submit a 

parking and traffic circulation plan showing the location of all existing and 
proposed structures, travel ways and parking on the subject lot. 
 
Response:  A site plan is included with this submittal showing the proposed 
parking and circulation layout.  
 

b. Outside of the NMUOZ, non-marine use parking is subject to the limitations 
described in 14-311(a) (“55% rule”).  
 
Response:  Not applicable, property is within the NMUOZ. 
 

c. Non-marine use parking shall only be located on a lot where, based on the 
parking and traffic circulation plan and a parking analysis to be submitted for 
planning authority review, the marine use parking supply is reasonably sufficient 
to serve marine use space located on the subject lot. 
 
Response:  As noted earlier in this document, the existing volume of surface 
parking, which includes marine-use parking has been replaced within the 
proposed parking garage.       
 

d. Water-dependent use parking spaces shall be located as close as reasonably 
possible to associated vessels and/or ground floor lease areas. 
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Response:  As depicted on the attached site plan, the Applicant intends to 
designate a portion of the ground floor parking garage to marine users.   

 
10. Lighting: All lighting on the site shall be shielded such that direct light sources 
shall not unreasonably interfere with vessels transiting the harbor nor have an 
unreasonable adverse impact on adjacent residential zones. 
 
Response:  At this time, a lighting and photometrics plan for the project has not been 
prepared.  During site plan review, the Applicant will work with the City to create a 
lighting plan that complies with code requirements and does not unreasonably interfere 
with vessels transiting the harbor, or adversely impact adjacent residential zones. 
 
13. Urban design: Construction of new structures located within thirty-five (35) feet 
of the southerly edge of Commercial Street between Maine Wharf and the easterly 
property line of the city fish pier shall conform to the guidelines set forth in the 
downtown urban design guidelines, unless such structures are also located within one-
hundred (100) feet of the water. Such structures that are also located within one-
hundred (100) feet of the water shall conform to the extent practicable to the 
downtown urban design guidelines. 
 
Response:  The proposed buildings will be designed to conform to the urban design 
guidelines. 
 
14. Pier and wharf expansions:  In addition to meeting Harbor Commission and 
Coast Guard requirements for navigation, any expansion or extension of a pier and or 
wharf in the waterfront central zone shall demonstrate its compatibility with fixed route 
ferry service and emergency vessel operations. 
 
Response:  No expansion to the existing pier or wharf is proposed, however the 
existing decking on the pier is proposed to be replaced.  If required, the Applicant will 
seek approval for the replacement from the appropriate agencies having jurisdiction. 
 
15. Compatibility of non-marine uses with marine uses: Non-marine uses, 
structures and activities, including but not limited to access, circulation, parking, 
dumpsters, exterior storage and loading facilities or other structures shall neither 
interfere with the existence or operation of marine uses nor impede access to vessel 
berthing or other access to the water by existing or potential marine uses. Siting of a 
use not set forth in section 14-307(a) shall not substantially reduce or inhibit existing 
public access to marine or tidal waters. 
 
Response:  The proposed development is intended to improve access to the waterfront 
for both marine uses, as well as the public.  The proposed marine infrastructure 
improvements, and Dispatch Center will provide opportunity for the existing businesses 
to provide an increased level of service and comfort.  The public will gain improved 
passive and active use of the water from the hotel and restaurant uses, and increased 
accessibility to boat tours and water taxis. In addition, the public view of the waterfront 
will be improved by the addition of a public area where the existing buildings currently 
stand.     
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Part of this request for Conditional Rezoning is the request for a rooftop bar above the 
4th floor of the proposed hotel.  The rooftop bar would constitute a 5th floor which is 
currently not permitted under the NMUOZ standards.  The rooftop bar is a new and 
unique offering to the Old Port and given the location and elevation will provide views 
to the public not available elsewhere.   
 
16. Functional utility of piers and access to the water’s edge:  All new development, 
whether for marine or non-marine uses, should anticipate current and future functional 
and operational needs of water-dependent pier tenants to access the water’s edge for 
the transfer of goods and materials between berthed vessels and land bound vehicles, 
and shall demonstrate adherence to the following provisions: 
 
a. Provisions for the storage and movement of goods and materials must be 

designed into all waterside development and internal circulation routes must be 
maintained or otherwise provided as an element of any development. The siting, 
design, and circulation of non-marine uses, particularly those allowed on first 
floors, shall adjust if needed to accommodate reasonable access for pedestrians, 
vehicles, and freight transfer to and from berthed vessels. 
 
Response: As described elsewhere in this document and on the plans included 
with this application, the Applicant is proposing to reconstruct and maintain 
significant portions of the marine infrastructure.  Part of the reconstruction 
includes removal of the existing buildings and storage structures located along 
the waterfront of the property.  The wooden decking will be replaced along 
with the proposed improvements to the existing floating wharf.  The intent is to 
provide a more direct and less obstructed route from the land to the 
waterfront.  Currently, access to the wharf is obstructed with buildings, fences, 
etc. and is generally difficult to access.  The proposed plan will provide for more 
efficient ingress/egress for the marine users by removing obstructions and 
providing passengers new waiting locations.   
 
This Conditional Rezoning seeks approval for the proposed 
restaurant/dispatch/hotel building to be located approximately 16 feet from the 
average high-tide line, which is less than the code required 25 feet.  Currently 
the width of the deck available to the marine users varies from approximately 
12 to 18 feet.  As noted on the plans, the existing and proposed deck extends 
past the seawall (which constitutes the average high tide line) by approximately 
14 feet. The overhang of 14 feet, plus 16 feet of decking from the hotel to sea 
wall provides an effective setback of 30 feet which exceeds the intent code.  
This represents an improvement over the existing 12-18 feet in that area.   
 
Within the proposed parking garage, an area on the first floor will be designated 
for marine-use storage within a fenced area accessible by a loading/unloading 
area.   

   
b. Any development that proposes to site a building within ten (10) feet of a pier 

edge (thus precluding vehicle use of the pier edge) should provide openings and 
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circulation through or around the building to allow the transfer of goods and 
materials to trucks and circulation routes within the interior of the pier. 
 
Response: The proposed buildings are not within ten feet of a pier edge.  As 
noted in the response above, access and circulation at the edge of the pier will 
be improved due to an increase in available space. 
 

c. With the exception of non-commercial berthing allowed under section 14-
307(a)(20), there is to be no other non-commercial berthing. 
 
Response: No non-commercial berthing is proposed.  
 

d. Except for common circulation drives as defined in 14-306, access ways, parking 
and loading areas designated for marine uses shall be exclusively for marine uses 
and shall not be shared with non-marine uses. 
 
Response:  Designated parking spaces within the proposed garage have been 
provided for marine uses.  The spaces will be located on the ground floor and in 
close proximity to the entry/exit and storage areas to allow for easy access and 
proximity to the waterfront.   
 

17. Public view protection:  Any new development in the waterfront central zone 
shall perform a public view impact analysis for review and approval by the planning 
board or planning authority as a condition of site plan approval.  The analysis shall: (a) 
demonstrate the project’s adherence to the Portland View Corridor Protection Plan 
(City of Portland Comprehensive Plan, 2002) to the extent practicable; and (b) promote 
the public’s visual access to the water through sensitive building placement.   
The planning board or planning authority shall find at a minimum that the proposed 
development (a) retains street corridor views as extended across Commercial Street 
from the Portland peninsula; (b) retains panoramic views of the water from Commercial 
Street to the extent practicable; and (c) where loss of existing public views to the water 
is shown to be necessary for the reasonable development of the site, the developer 
provides alternative public views to the water through newly established view corridors 
or publicly accessible pedestrian ways. Such pedestrian ways shall not interfere with 
existing or potential water-dependent uses, nor shall they endanger the public through 
uncontrolled proximity to industrial activity. 
 
Response:  A public view analysis will be submitted with the application for site plan 
approval.   

 
3.4 COMPLIANCE WITH THE FUTURE COMPREHENSIVE PLAN (DRAFT VERSION OF PORTLAND 
PLAN 2030 DATED 2/10/2017) 
 
Although not yet adopted, it is appropriate to examine some sections of the draft Comprehensive Plan 
update entitled, “Portland’s Plan 2030” as they relate to the proposed project.  Specifically, the 
“Waterfront” portion of the Comprehensive Plan and its related Appendices are referenced below as 
they relate to the project.   
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According to the proposed 2017 Comprehensive Plan Appendices (page 159), the goal for the 
Waterfront Central Zone is to,  
 

“… achieve a balance where non-marine economic development benefits the piers, Commercial 
Street, the waterfront, and the City by sustaining marine infrastructure, protecting opportunity 
for commercial marine activity and promoting appropriate access by the public to views and 
activities in Portland Harbor. The Waterfront Central Zone (WCZ) was created to protect and 
nurture water-dependent and marine-related support uses. The policy framework is designed 
first to protect and nurture existing and potential water-dependent uses, and secondly to 
encourage other marine-related uses. Compatible non-marine uses are encouraged in the zone, 
and considered beneficial to the overall waterfront economy, provided they do not interfere 
with water-dependent and marine-related uses.” 

 
The Comprehensive Plan goes on to describe how the NMUOZ was created in 2010 as an amendment 
to the WCZ zoning code as requested by 12 property owners who asked that the City consider 
relaxing some of the current zoning protections to allow more diverse uses and thus increase economic 
activity and revenue. The amendments were intended to allow pier owners to generate more revenue, 
which supports repair and improvements to pier infrastructure.   
 
It should be noted that the NMUOZ is specific to a relatively small area within the WCZ, and its intent 
is to encourage non-marine development on these properties.  As can be seen on the NMUOZ Map on 
page 2 of this narrative, the boundary is clearly delineated to include areas that are currently occupied 
by surface parking.  Although parking is valuable in the Old Port and Waterfront area, surface parking is 
clearly not the highest and best use of the property.  This fact is noted by the City in the text of the 
2010 NMUOZ Amendment: 
 

“Larger parking lots occupy over 400,000 square feet of space with over 1300 parking 
spaces– many of which serve non-marine use in other zones.  These vast spaces do not 
represent the highest or best use of this land.” 
 

And from the WCZ Policy Statement: 
 
“Surface parking occupies large areas of un-built space in the zone and has a significant 
negative visual impact on Commercial Street; these areas provide redevelopment 
opportunities with no displacement of water-dependent commercial activity” 

 
As it currently exists, the property functions primarily as a parking lot and affords no scenic views to the 
public from street level.  Nor does the current use provide significant support for the marine related 
industry and businesses that rely on the waterfront.  Additionally, the property as it currently exists 
provides little economic benefit to the City. The use as a parking lot provides minimal opportunity for 
employment and compared to the proposed project, provides significantly less tax revenue.  The City 
itself, in discussing the history of adaptive reuse in the 2010 NMUOZ amendment stated: 
 

 “Without question, and unfortunately for all, the largest redevelopment strategy taken 
by the majority of piers under past zoning has been to remove buildings and build 
surface parking.” 

 
The proposed mixed-use project is in keeping with the goals envisioned for the NMUOZ and the 
Waterfront in general by encouraging non-marine uses that will be beneficial to the overall waterfront 
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economy.  While this application is being submitted to address the hotel use and other code items, the 
project itself represents a significant improvement to the property. The mixed-use project is in keeping 
with the spirit of the NMUOZ which seeks to allow more diverse uses while providing owners with 
additional streams of revenue which support pier infrastructure maintenance and improvement.   
 
The project directly addresses the goal to repair and make improvements to pier infrastructure.  
Specifically, the existing permanent wooden deck will be rebuilt and expanded as part of this project, a 
cost that will be borne by the Applicant.  As noted in other sections of this narrative, the existing 
floating wharves will remain and direct access to them will be improved by removal of existing barriers 
(namely the Portland Lobster Company building).  
 
This mixed-use redevelopment project when considered as a whole, is in basic harmony with the draft 
Comprehensive Plan and the intent of the NMUOZ, by combining marine and non-marine uses.  The 
majority of this project complies with the intent of the NMUOZ.   
  
3.5 COMPATIBILITY WITH SURROUNDING NEIGHBORHOOD 
 
As noted above, the development of the NMUOZ was initiated by property owners within the general 
area who were subject to the WCZ zoning.  These property owners were of the opinion that the WCZ 
zoning was too restrictive and sought relaxation from the standards to allow, among other things more 
non-marine uses.  The planning process administered by the City resulted in the current NMUOZ and 
its standards which allow for a wider range of non-marine uses than the underlying WCZ zoning.     
 
Recognizing that this is a precedent setting project, the Applicant has proactively sought input from a 
number of the adjacent property owners and the Waterfront Alliance in order to identify the needs and 
challenges of the area.  The Applicant has developed a plan that, in their opinion, has attempted to 
address the ideas raised at these meetings.   
 
The surrounding area contains a wide variety of both marine and non-marine uses.  While there are not 
currently any hotel uses south of Commercial Street, this application seeks to show that such a use is 
not incompatible at this particular location given the nature of the surrounding marine uses.  The marine 
/ water-dependent uses that currently occupy the waterfront between Chandler’s Wharf and Long 
Wharf (DiMillo’s) would not be considered “heavy” marine uses.  Instead, the majority of marine uses in 
this area consist of businesses similar to Portland Harbor Fleet, Portland Discovery Land and Sea Tours, 
DiMillo’s Marina, and the private docking for Chandler’s Wharf.  The majority of the marine businesses 
in this area are not those that produce the noise, dust, odor and unpredictable hours of operation more 
associated with heavy marine uses such as fishing and lobstering, processing, freight, etc.   
 
In comparison, the marine uses in this area are less intensive than the existing commercial fishing uses at 
the southern end of Widgery Wharf.  These uses co-exist with the residents of Chandler’s Wharf 
located within 120 feet.  While the Applicant is not necessarily stating that the residential / commercial 
proximity is always a harmonious relationship, it is a notable precedent in the area that has existed for 
many years. As noted previously in this document, a hotel use is unique south of Commercial Street and 
will be a significant attraction.  In addition, approval of the hotel use under this conditional rezoning is 
key to the project moving forward.  The hotel use is required to make the project financially viable and, 
in turn, provide the investment in pier infrastructure the NMUOZ is intended to promote.   
 
The proposed hotel use has been located so that it fronts on the water between Chandler’s and Long 
Wharf, providing opportunity for hotel guests to have a view that is currently not available anywhere 
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else in Portland.  In addition, the proposed roof-top bar would be another first of its kind on the 
Portland waterfront.  The Applicant is aware of the marine uses in this area and believes that a mixed-
use project such as this is not only compatible with, but will enhance the marine uses currently located 
in the vicinity.   
 
An example of enhanced marine use is the proposed 3,300 sf Casco Bay Dispatch Center located on the 
first floor of the restaurant/hotel building.  The Dispatch Center is intended to consolidate dispatch 
operations for a number of marine users such as water taxis, tour boat operators and other similar 
uses. Currently these uses have only small kiosk type ticket offices scattered around the area, and no 
waiting or bathroom facilities.  The result is that crowds of people gather on the sidewalk and 
surrounding area around departure and arrival times.  In addition, the operators have portable toilets 
brought in because there are no public bathroom facilities nearby.  The Dispatch Center will help to 
alleviate these conditions by providing space for ticket booths, a waiting area for passengers and offering 
bathrooms for patrons.  The Dispatch Center and associated public area will tie in with the existing 
boardwalk along the Long Wharf, near DiMillo’s.   
 
In addition to the above benefits the Applicant envisions the new public area as a convenient gathering 
location.  The location of this public area is located in close proximity a very densely occupied area of 
shops, restaurants and bars along Commercial Street.  The space is centrally located between Bell Buoy 
Park to the east, and the public space at the Gulf of Maine Research institute to the west.  The location 
will help to fill a need in that area for a convenient and attractive public space, and is expected to be a 
benefit to the surrounding businesses.   
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707 Sable Oaks Drive, Suite 30 
South Portland, Maine 04106 
207.772.2515 

NEIGHBORHOOD MEETING NOTES 

Project:  Fisherman’s Wharf Conditional Rezoning 

Client:  Fisherman’s Wharf, LLC 

GP Project No: 3244 

Date/Location of Meeting: June 6, 2017; Portland Harbor Hotel 

Development Team: David Bateman, Nathan Bateman, - Fisherman’s Wharf, LLC 
David Lloyd, Mike Coyne -  Archetype Architects 
Al Palmer, Dan Bacon, Christi Holmes – Gorrill Palmer 

Attendees:  see sign in sheet 

Distribution: City of Portland, Development Team, File 

Summary of Discussions 

Dan Bacon gave an overview of the project and the purpose of the conditional rezone request. David 
Lloyd presented numerous existing and proposed renderings from different perspectives. Major topics 
of concern during the meeting are summarized below, with responses given at the meeting in bold, and 
responses based upon further review in bold and italics. It appeared the majority of the public in 
attendance were residents of Chandler’s Wharf Condominiums.  

 Concerns expressed about the width of the drive vs. existing 35’ right of way. Drive is proposed
as 24.5 feet with 5’ sidewalks on both sides and no on street parking. Currently, there is on
street parking and there are no sidewalks.

 Traffic concerns- emergency access, increased traffic, queuing, turning radius if garage is at
capacity, etc. A secondary access drive will be considered around the proposed garage, near
Phase 2, but legal access across Widgery Wharf needs to be confirmed. The hotel has a drop off
area for 2-3 cars and will have a valet. Queuing will be inside the garage. Signage on Commercial
Street will state status of parking garage. The elevated walkway between the garage and hotel
will meet life safety height requirements. A traffic impact study will be submitted during the site
plan stage.

 How many additional trip ends will be generated and what is anticipated turnover rate for
garage? A traffic impact study will be conducted as part of the Site Plan application. The existing
monthly rental spaces will remain. The average hotel stay in Portland is 1 night. The anticipated
occupancy rate for the hotel is likely 60% - 75%

 Concerns regarding adequate space for service vehicles in access drive.  Service vehicles will
utilize the center turn lane on Commercial Street.

 How will access be provided to Chandler’s Wharf residents during construction? Access will be
provided via the Widgery Wharf route.

 Could the Chandler Wharf gatehouse be moved towards Commercial Street to discourage turn
arounds in that area? It will be taken into consideration.

Att. H
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 Moving the garage entrance/exit closer to Commercial Street may prevent congestion in access 

drive. We will take that into consideration.  
 Concerns expressed over security. More development and increased lighting is anticipated to 

discourage trespassers; the hotel will also have security.  
 Wayfinding signage for Chandler’s Wharf is requested. A signage program will be developed 

along Commercial Street.  
 Will the rooftop bar have outdoor patio space? Will it have outdoor music? The rooftop bar 

will have outdoor patio space, and the orientation of the enclosed rooftop bar and patio is being 
reviewed. Yes, it will have music.  

 What is the building setback from Chandler’s Wharf Building 7?  The building is setback 10’ from 
the property line, and Building 7 is setback approximately 4’ from the property line, for a total 
of 14’. A 0’ setback is required per the ordinance.  

 Office is an approved use, so there could be a 4-story office building with a parking garage that is 
not screened. Yes, that is correct.   

 Concerns regarding flooding and security in the Phase 2 area. The area will be improved to 
mitigate flooding effects and to discourage people from trespassing onto the private wharves.  

 Snow storage? Snow will be removed.  
 Concern over loss of views from Commercial Street corridor. The development team is of the 

opinion the public views of the water will be increased by removing the existing Portland 
Lobster Company and Rigby storage containers and providing an open, public boardwalk.   

 What is the ideal timeline? 5-7 months for permitting, 6 months for construction documents, 16 
months for construction.  

 What is the process? First a Conditional Rezone is necessary which requires Planning Board and 
City Council review and approval, then Site Plan Review. The next meeting is a Planning Board 
workshop Thursday, June 22 and public comment is taken at all meetings/workshops.  

 Who will maintain access drive? Fisherman’s Wharf, LLC 
 Clarify the Casco Bay Dispatch Center. The Dispatch Center will provide waiting and restrooms 

for users of water taxi, tur boats, trolleys, etc. The restrooms will not be public.  
 Will berthing on the floats be for recreational use? No, strictly commercial. Developer will 

work with the City and abutter to have the channel dredged.  
 What brand of hotel? It will be a boutique hotel that will be managed by the applicant.  
 Brick along entire hotel façade would be nice. The design is in the preliminary stages and the 

final material is not determined.   
 Will there be public access from the boardwalk to the access drive, near Building 7? This 

requires further consideration. 
 Architectural renderings do not include existing Building 7 windows which will face the 

proposed building. The existing windows will be added. 
 What uses are proposed for Phase 2? Will it be the Portland Lobster Company? No 

commitments have been made, developers anticipate a passive public green space near the 
water with Phase 2 buildings set back. These is a lot of interest for office in that area.  
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Neighborhood Meeting Certification 

 
 
 
I, Dan Bacon of Gorrill Palmer, hereby certify that a neighborhood meeting was held on June 6, 2017 at 
the Portland Harbor Hotel at 5:00pm. 

 
I also certify that on Friday, May 26, 2017, invitations were mailed to the following: 

 
1. All addresses on the mailing list provided by the Planning Division which includes property 

owners within 500 feet of the proposed development or within 1000 feet of a proposed 
industrial subdivision or industrial zone change. 

 
2. Residents on the “interested parties” list. 

 
3. A digital copy of the notice was also provided to the Planning Division 

(jmy@portlandmaine.gov and ldobson@portlandmaine.gov) and the assigned planner to 
be forwarded to those on the interested citizen list who receive e-mail notices. 

 
 
Signed, 

 

 
 June 12, 2017 

Dan Bacon, Agent of Applicant 
 
 
 
Attached to this certification are: 

 
1. Copy of the invitation sent 
2. Sign-in sheet 
3. Meeting minutes 

 

mailto:jmy@portlandmaine.gov
mailto:ldobson@portlandmaine.gov
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May 24, 2017 

 
Dear Neighbor: 

 
Please join us for a neighborhood meeting to discuss our plans for a Conditional Rezoning 
located at Fisherman’s Wharf, 184 Commercial Street. 

 
Meeting Location: Portland Harbor Hotel, 468 Fore Street    
Meeting Date:    Tuesday, June 6, 2017    
Meeting Time:   5:00pm-7:00 pm                

 
(The City code requires that property owners within 500 feet (1000 feet for proposed industrial 
subdivisions and industrial zone changes) of the proposed development and residents on an 
“interested parties list”, be invited to participate in a neighborhood meeting. A sign-in sheet will be 
circulated and minutes of the meeting will be taken. Both the sign-in sheet and minutes will be 
submitted to the Planning Board.) 

 
If you have any questions, please call (207) 772-2515. 

 
Sincerely,  

 

Lucas Anthony, Agent for Applicant 

 
Note: 
Under Section 14-32(C)  and 14-524(a)d of the City Code of Ordinances, an applicant for a Level III 
development, subdivision of over five lots/units, or zone change is required to hold a neighborhood 
meeting within 30 days of submitting a preliminary application or 21 days of submitting a final site 
plan application, if a preliminary plans was not submitted. The neighborhood meeting must be held at 
least seven days prior to the Planning Board public hearing on the proposal. Should you wish to offer 
additional comments on this proposed development, you may contact the Planning Division at 874-
8721 or send written correspondence to the Planning and Urban Development Department, Planning 

Division 4th Floor, 389 Congress Street Portland, ME 04101 or by email: to  bab@portlandmaine.gov 
 
 

mailto:bab@portlandmaine.gov
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June 15, 2017 
 
Barbara Barhydt, Development Review Manager and 
Christine Girmando, Senior Planner 
City of Portland 
Planning and Urban Development Department 
Fourth Floor, City Hall 
389 Congress Street 
Portland, Maine 04101 
 
Subject:  Fisherman’s Wharf Redevelopment (Chandler’s Wharf) – Conditional Rezoning 
  Plan Updates in Response to the Neighborhood Meeting  
 
Dear Barbara and Christine, 
 
On behalf of Fisherman’s Wharf Portland, LLC, Gorrill Palmer is pleased to provide updated plans for 
the Fisherman’s Wharf Redevelopment Project in advance of our workshop scheduled with the Planning 
Board for Thursday June 22nd.  On Tuesday June 6th we hosted a neighborhood meeting to present the 
proposed project to the surrounding neighbors and property owners and to receive comments and 
feedback.  The majority of those in attendance at the meeting were residents and property owners 
within the Chandlers Wharf condominiums abutting the site.   
 
As reflected in the Neighborhood Meeting Notes that we have provided, there were comments and 
concerns expressed about the design and operation of the proposed access through the project to 
Chandler’s Wharf as well as the change in activity in this area that the project will bring.  The applicant 
appreciates these comments and recommendations for plan improvements, and we’ve updated our 
design to incorporate these recommendations and address many of the concerns. 
 
The following summarizes our plan updates: 
 
Neighborhood Meeting Comment 1 - There were requests and recommendations to consider a 
secondary access and exit to relieve congestion on the main access drive. 
Plan Updates – The updated plan includes a new ingress and egress for the parking garage to provide an 
alternative to the main driveway as well as a new additional exit and emergency route to the rear of the 
parking garage connecting to the Widgery Way ROW.  Both of these changes will better distribute 
traffic and lessen congestion. 
 
Neighborhood Meeting Comment 2 – There were recommendations to shift the primary entrance and 
exit to the garage toward Commercial Street to lessen congestion and vehicle trips in the vicinity of the 
entrance to Chandler’s Wharf condominiums. 
Plan Updates – We’ve updated the plan to shift the entrance and exits for the parking garage toward 
Commercial Street to address this concern. 
 
Neighborhood Meeting Comment 3 – There were comments and questions about ensuring emergency 
response vehicles can access the site and have multiple points of access. 
Plan Updates -  As noted under Comment 1, the plan now incorporates a rear driveway behind the 
parking garage that provides a secondary point of access for emergency response.  In addition, we will 



 
 
 

work with the City’s Fire Department on the ingress and egress design and the elevated walkway from 
the garage to the hotel to ensure it meets the clear zone for fire trucks and other emergency response 
apparatus. 
 
Neighborhood Meeting Comment 4 – Questions were asked about where service vehicles will unload 
and how they navigate the site. 
Plan Updates -  As noted at the neighborhood meeting, deliver trucks can use the center lane on 
Commercial Street which is routine and commonplace today for area businesses.  In addition, we’ve 
updated the plan to enable delivery and service vehicles to use the new rear drive to circulate, unload, 
access the trash compactor etc. 
 
Neighborhood Meeting Comment 5 – Residents asked about the Phase 2 area and what improvements 
are possible here to improve the shoreline, floats and security. 
Plan Updates – The plan now incorporates a waterfront plaza, new sea wall, and ramp to the Widgery 
Wharf floats.  The plan is to transform this area into an attractive, functional edge to the waterfront.  
We will continue to work with the Chandlers Wharf condominium association on a design that can 
improve security at their site. 
 
With these plan updates, we are striving to refine and improve the project design to address the 
comments and feedback from our neighbors and enhance the project to fit the location, be compatible 
with the abutting uses, increase marine access and water dependent activities, and improve the existing 
waterfront infrastructure. 
 
Should you have any questions or require additional information, please feel free to contact us.  
Otherwise, we look forward to the workshop next Thursday the 22nd.   
 
Sincerely,  

 
 
Dan Bacon, A.I.C.P. 
Planning Project Manager 
 
Copy: David Bateman, Fisherman’s Wharf, LLC 
 Nathan Bateman, Fisherman’s Wharf, LLC 

Lucas Anthony, P.E. Gorrill Palmer 
 David Llyod, Archetype Architects 
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707 Sable Oaks Drive, Suite 30 
South Portland, Maine 04106 
207.772.2515 

February 20, 2018 

Christine Grimando, AICP 
City of Portland 
Planning and Urban Development Department 
Fourth Floor, City Hall 
389 Congress Street 
Portland, ME 04101 

Subject: Fisherman’s Wharf Redevelopment – Conditional Rezoning 
Request for Planning Board Hearing  

Dear Christine: 

On behalf of Fisherman’s Wharf Portland, LLC, Gorrill Palmer would like to request that the 
Conditional Use Application for the referenced project be placed on the agenda for the next available 
Planning Board Hearing.    

This request is subsequent to the first Planning Board Workshop on June 22, 2017 and the Planning 
Board Site Walk that occurred on July 18, 2017.  During both the initial Workshop and the Site Walk 
the Applicant received input from the Planning Board regarding the proposed redevelopment of 
Fisherman’s Wharf.  Having considered that input, the Applicant and their Design Team wish to present 
the project and proposed modifications to the Planning Board. 

Original Conditional Zoning Request 

In March 2017, an application for Conditional Rezoning at the subject site was submitted to request 
approval for: 

 A Hotel Use within the NMUOZ,
 a 5th floor rooftop patio area,
 a setback reduction to the highwater line, and
 a negotiation of the terms of marine investment.

Revised Conditional Zoning Request A: 

Based on feedback from the Planning Board, and the desire to focus on the key element and catalyst for 
the project and it’s public and area benefits, the Applicant has determined that design changes could be 
made that would limit the request to only consider: 

 a Hotel Use within the NMUOZ

By incorporating significant design changes and revisions to the development program the Applicant 
could simplify this Conditional Zoning request.  

Att. I
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Revised Conditional Zoning Request B: 
 
As an alternative to Option A above, the Applicant has also considered the input from various groups 
such as the Portland Society of Architects (PSA) (see section below entitled “Architecture”) and 
believes that the project would be improved by also considering: 
 

 a 5th floor for a rooftop dining area and open deck; 
 a setback reduction to the highwater line of 12.5 feet; 

 
The setback reduction would allow for more space between the hotel and parking garage, which could 
be utilized to design a more pedestrian friendly entry point to the site and Chandler’s Wharf as well.  
The setback reduction, in fact would be more conforming than the existing condition where most of the 
parking lot is only providing a 3-foot setback to the high-water line and the Portland Lobster Company 
is built completely over the water on pilings.  Even with the setback reduction the project will provide 
over 100% more area than the existing wharf provides for marine uses, not including the new public 
viewing/waiting area along Commercial Street which is an additional 4700 sf.  
 
By approving a 5th floor as part of the proposed redevelopment would allow for an additional site 
amenity in the form of rooftop dining and outdoor deck space.  This would be an amenity that is open 
to the public, not just hotel guests and would be consistent with the principles outlined below by the 
PSA, in particular: 
 

“Establish the highest activity uses along Commercial Street and the Waterfront.” 
 
“Celebrate the roof area, making the top-floor restaurant architecturally part of the building and 
show through architectural elements the rooftop activity” 

  
Context to the “Working Waterfront” 
 
The Waterfront Central Zone (WCZ), was created specifically to protect and nurture water-dependent 
and marine related uses.  Consistent with that goal, the Non-Marine Use Overlay Zone (NMUOZ) was 
intended to relax zoning standards in specific areas of the WCZ in order to allow a more diverse set of 
uses and ultimately create opportunity for increased revenue to support the working waterfront.  The 
increased revenues are intended to allow pier owners the ability fund improvements and maintenance to 
the waterfront infrastructure and operations that directly benefit the marine users. 
 
From the start, the Applicant has recognized the importance of the project’s proximity to the working 
waterfront and has been focused on making improvements to the marine related infrastructure as well 
as designing the project to be integrated and compatible with the maritime economy.  Similarly, the 
Applicant has recognized that there are a range of distinctly different types of marine uses that makeup 
the “Working Waterfront”.  Specific to this project, the working waterfront that directly engages with 
this site consists of tour boat operators, water-taxis and other users that cater to the marine recreation 
and service industry.   The primary waterfront directly adjacent to this project and the area of the site 
that seeks a Conditional Rezoning is not used by fisherman or lobsterman and it should be noted that 
no lobster or fishing boats will be displaced.   
 
This property is in an a highly visible and important area for tourists who utilize and support the marine 
tour operators and other water-dependent businesses.  The property is centrally located on 
Commercial Street and while it functions mainly as a surface parking lot for tourists, local workers and 
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some marine users, it also has a restaurant use and is the main gathering and deployment point for tour 
boat operators and other marine transport businesses.   Fisherman’s Wharf and Long Wharf (DiMillo’s) 
are currently the only significant locations on Commercial Street where tour boat operators have ticket 
booths and dockage space, but it is very crowded, congested and poorly configured to accommodate 
this use and level of activity.  The summer crowds and congestion at this spot are well known. 
 
The approximately 260 existing surface parking spaces serve a mix of monthly leases for area workers 
and also hourly/daily parking for tourists and visitors.  While the City has recognized that surface 
parking is not the highest and best use of waterfront property, parking is a necessity to support the 
working waterfront and the high level of economic activity along Commercial Street.  The proposed 
project fully recognizes this fact and seeks to maintain and enhance the parking provided at this location. 
 
The lobster and fishing industry that is a key aspect of the working waterfront economy has voiced 
some concern over some non-marine projects and uses such as this, while discussion of the positive 
impacts that a project like this can provide to the broader marine and non-marine businesses that call 
Commercial Street and the Old Port home has been mostly silent.  While not having the same amount 
of notoriety as the fishing industry, the tour-operators and the marine transportation industry have a 
significant and direct economic impact to businesses in the Old Port such as restaurants and bars, retail 
shops, hotels, parking garage owners and other local businesses.  They also play a significant role in the 
general Casco Bay and island economy and transportation system.    
 
Existing Site Constraints / Challenges 
 
Because of its central location and high visibility, the redevelopment of Fisherman’s Wharf represents an 
opportunity to address many of the existing challenges associated with this property, some of which 
include: 
 

 Inadequate Waterfront Infrastructure – The existing wharves, floats, gangways, etc.  are aging 
and inadequate for the current use.  Improvements to aid accessibility, convenience, safety, and 
capacity are desperately needed. 
 

 Waterfront Access – in it’s present condition the water frontage of Fisherman’s Wharf is mostly 
inaccessible.  The only access to the water is through a narrow gate between the Portland 
Lobster Company and Portland Discovery Tours ticket kiosk, that is very constrained and 
awkward for access to the waterfront and marine transportation. 
 

 Waterfront Views – Similar to above, direct views to the water are almost non-existent from 
Fisherman’s Wharf.  Views are blocked by the existing storage containers, ticket kiosk, the 
Portland Lobster Company, and a large expanse of surface parking.  All of these obstructions are 
unattractive and prevent views and engagement with the waterfront.  The existing condition is 
contrary to the City’s desired goals as outlined in the City of Portland Design Manual and more 
specifically the “View Corridor Protection Plan”.   
 

 Lack of Waiting Areas –  The lack of a formal waiting area causes people waiting for tour boats 
to congregate on the sidewalk, often times forcing passing pedestrians to walk into the street to 
get around the crowds.  Further, the sidewalk width is significantly undersized at this location to 
accommodate the wide mix of pedestrian activity. 
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 Lack of Bathrooms – There are no permanent or comfortable bathrooms for tour boat patrons 
located in the vicinity of this activity center and in order to handle the peak tourist season 
“porto-potties” are utilized, which are unattractive and inadequate for this location.  
 

 Access to Chandler’s Wharf – Vehicular access to Chandler’s Wharf during peak season can be 
difficult due to the lack of waiting area noted above.  Cars are often in conflict with the groups 
of people waiting in this area making ingress/egress difficult for residents of Chandler’s Wharf.  
In addition, there is only one way in and out of Chandler’s Wharf, which is not desirable from a 
fire and emergency vehicle access standpoint.  
 

 Security – During public meetings for this project some residents of Chandler’s Wharf noted 
that late-night security in the area is a concern.  Non-resident’s have been known to cross the 
parking lot into the Chandler’s Wharf property.    
 

 Legal Access – Currently the residents of Chandler’s Wharf have no legal right to traverse the 
access/driveway and alignment that they currently use.  (Their legal access is an easement which 
can only be accessed from Widgery Wharf, not Commercial Street as is currently done.) 

 
Public Benefits  
 
Recognizing the challenges and constraints listed above, the proposed redevelopment of Fisherman’s 
Wharf has been designed to bring significant improvements that will benefit the marine users and 
working waterfront activities, tourists and the general public, the Old Port business community, as well 
as visitors to and residents of the islands and greater Casco bay.  Some of the projects benefits are listed 
below: 
 

 The redevelopment will allow for much improved visual and physical access to the waterfront 
with a new Marine Dispatch Center, new Boardwalk and public space that connects and engages 
the waterfront with Commercial Street.  These changes provide opportunity for the Public to 
experience the waterfront and City’s Islands in a safe, comfortable and accessible location.  

 The new and vibrant public spaces, along with the proposed mix of commercial uses will draw 
pedestrian’s due to its centralized location in the Old Port.  The new boardwalk, which will 
connect to the existing DiMillo’s boardwalk at Long Wharf, will open up scenic viewing 
opportunities of the working and active waterfront.   

 The new boardwalk, which will add approximately 4700 sf of new public viewing area along the 
Commercial Street frontage and will provide an outdoor gathering place for tour boat 
passengers who currently have no place to wait other than on the sidewalk along Commercial 
Street.   

 The Dispatch Center will enhance the operations of the unique transportation alternatives that 
will serve as a secondary connection to the Casco Bay Island Communities.  The improved 
facilities will provide a centralized location for water-taxi businesses that are a natural 
complement to Casco Bay Lines ferry services. 

 To enhance the operations of the Dispatch Center the applicant is also planning to make marine 
infrastructure improvements such as new gangways and floats to replace the existing, along with 
creating approximately 50 feet of additional berthing for marine transportation services.   

 The marine infrastructure improvements and Dispatch Center will provide significant support to 
the local economy and provide for a new, unique and necessary water-focused activity hub in 
the Old Port. 
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 The Project will provide residents of Chandler’s Wharf with an access easement in the driveway 
alignment they are currently utilizing to provide permanent access and legal rights. The project 
will provide stormwater runoff quality improvements, as currently there is no water quality 
treatment for the existing 2-acre surface parking lot. 

 The project will provide opportunity for job retention and job creation (construction, hotel, 
retail, office).  The hotel use is the financial catalyst for the project and provides the revenues 
that make the proposed investments in marine infrastructure and public improvements possible.  
Improvements to the marine infrastructure help to sustain the water-dependent businesses that 
currently exist in the area. 

 The current use as a poorly lit, open surface parking area will be replaced by a well-lit, secure 
facility.  This facility will be staffed full-time and will no longer attract unwanted activity.     

 The proposed development will serve to buffer Chandler’s Wharf residents from the late-night 
activity on Commercial Street. In addition, the residents of Chandler’s Wharf will also receive 
the benefit of full-time security at the facility.  As operators of luxury hotels, guest safety is a top 
priority to the Applicant. 

 The site will be pedestrian friendly and accessible, unlike the current parking lot and waterfront 
infrastructure which have no considerations for pedestrians. 

 
Architecture 
 
The Applicant intends to submit a more detailed application for Site Plan review pending approval of the 
Conditional Rezoning request.  The Site Plan Application will include detailed architectural elevations, 
floor plans, etc. While no specific architecture is being presented as part of this request to appear 
before the Board, the Applicant recognizes its importance due to the prominent location of the project.   
 
Based on input from the Planning Board during the Workshop on June 22nd and during subsequent 
meetings with Staff, the Applicant has worked to develop guiding design principles for the architectural 
detailing of the building forms that will be incorporated into the design.  These guiding principles have 
been based on input not only from the Project Team but other outside groups as well. Subsequent to 
the Workshop the Project Team has undertaken an effort to seek out comments and critiques from 
various groups. Most recently we met with the Portland Society of Architects (PSA), whose input we 
view as the most salient. As a result of these consultations with the PSA a set of Design Criteria have 
been established as a guide for the project architecture. 
 
As the PSA and the Project Team started the process, the proposed architecture was examined in 
relation to its diverse surroundings.  As shown on the current site plan the building massing is intended 
to be a direct result of maintaining historical access to the Chandlers Wharf condominiums, access to 
Widgery Wharf and waterfront access for the general public. The building’s massing is arranged so that 
the principal frontage is along Commercial Street, providing urban context, and also along the pier 
providing a strong connection to the waterfront. Both of these major facades will provide active urban 
spaces; including the Hotel Lobby, Casco Bay Dispatch Center, boardwalk and public open space as well 
as the street level retail space and the restaurant uses. The garage has been placed behind the other 
buildings with the intent that they will mask the majority of views to the garage from the street level.   
 
As truly a signature building this project will be recognized as part of Portland's introduction and 
branding for tourists, as well as locals to the Portland waterfront. The building design will be an answer 
to providing an authentic Portland Maine experience and at the same time offer dynamic architecture 
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representing modern design.  In that spirit, the Design Criteria developed during the consultation with 
the PSA are as follows: 
 

1. Establish the highest activity uses along Commercial Street and the Waterfront. 
2. Establish more open, inviting space in the access way to Chandler’s Wharf 
3. The south side of Commercial street has had an eclectic past architecturally, recognition of 

which can yield a more open, contemporary architecture. 
4. Celebrate the roof area, making the top-floor restaurant architecturally part of the building and 

show through architectural elements the rooftop activity. 
5. Develop a strong architectural relationship from the boardwalk to the building. 
6. Establish a sense of entry to the waterfront boardwalk and the entry to Chandler’s Wharf using 

building forms and gateways. 
7. Develop an authentic Portland architecture using indigenous elements. 

 
We trust that this memorandum and the accompanying plans provide the City with the necessary 
information and update to our project goals and approach to be scheduled for a Planning Board Hearing 
at which we will be pleased to discuss the project in more detail and progress our project further. 
 
Should you have any questions or require additional information, please feel free to contact us.   
 
Sincerely,  
 
Gorrill Palmer 

 
Lucas Anthony, PE         
Project Manager       
 
CC:  Fisherman’s Wharf Portland, LLC 
 David Lloyd, Archetype Architects 
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Google Groups

Comment on Bateman Fishermans Wharf development

Paul Lafavore <plafavore@earthlink.net> Jun 3, 2017 9:46 PM
Posted in group: Planning Board

I am wriĕng at this ĕme to voice my strong opposiĕon to the proposed development of David Bateman
represenĕng Fisherman’s Wharf Portland, LLC. I am a resident of Portland in the vicinity of 184
Commercial St and have significant concerns regarding the impact of this project not only on the city of
Portland, its tourism, and the tax paying residents that this project will affect.

Portland Maine is a city that is steeped in mariĕme tradiĕon. Its working waterfront has been preserved
by forward thinking shepherds of city administrators over the decades. As such, the Old Port area of the
city has become a major desĕnaĕon naĕonwide for its unique blend of harborfront locaĕon, rehabilitated
historic buildings, and New England charm. While I understand that Portland is growing, we must be very
careful not to impact the reason why it is growing. In other words, visitors to Portland are not interested
in seeing new shiny glass and steel hotels. They are interested in seeing the Portland that has preserved
its historic and waterfront locale.

The area that is proposed for development by Mr. Bateman is in my opinion probably the worst locaĕon to
put a sprawling hotel, parking garage, and retail space in Portland’s Old Port. This tract of land is one of
the few open areas on the waterfront that allows direct visualizaĕon of Portland Harbor, the working
wharves, and non‐commercial structures in the Old Port. One only has to look at the congregaĕon of
tourists in that area during the summer months to see its aĥracĕon. Just a few hundred yards down
Commercial Street we hardly see any tourists as the waterside of that thoroughfare is blocked by
commercial structures. The proposed land for this development is one of the few remaining secĕons of
Commercial Street that connects Portland Harbor with the Old Port. We must remember that Portland’s
aĥracĕon is ĕed to its oceanfront locaĕon. I think we would all agree that if Portland was landlocked in
the middle of the state it would unlikely be the desĕnaĕon that it is currently. We cannot systemaĕcally
eliminate our ĕes to the waterfront by over developing one of the few remaining conduits from the Old
Port to Portland Harbor.

I bring to the planning board’s aĥenĕon the situaĕon that has occurred in the city of Boston in regards to
Atlanĕc Avenue. Atlanĕc Avenue is a major thoroughfare along the waterfront in Boston adjacent to
important tourist sites such as the North End and Faneuil Hall. Yet, over the decades, Atlanĕc Avenue has
completely blocked water views by developing mulĕ‐story building a├er building along the waterfront
side of the street. The only areas on the street that are visited by tourists are the small open area with
preserved water views such as Columbus Park and the New England Aquarium.

If Portland really does need addiĕonal hotel and retail space, let us not put them in places that will not be
detrimental to our tourism industry for which these hotels are trying to serve.

As a resident of Chandler’s Wharf in Portland, I would also like to speak to the negaĕve impact that this
development would have on our residenĕal community. Chandler’s Wharf has been home to thousands of
residents of Portland since the 1980s. These taxpaying residents have paid millions of dollars over the
years to preserve this residenĕal community and make it aestheĕcally pleasing for the area. One only
needs to pick up any magazine related to Portland and you will likely see a photograph that in some way
incorporates a view of Chandler’s Wharf and adjacent waterway.

Based on the renderings of the Fisherman’s Wharf development that I have observed, it is very concerning
that the city will allow such a complex to be built between the residenĕal area of Chandler’s Wharf and
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Commercial Street. This land is the only entrance and egress for our residenĕal community. The thought
that residents on a daily basis will need to traverse what will be essenĕally a hotel entrance is
unthinkable. Observe any city hotel entrance and note the congesĕon from guests, vehicles, taxis, vans,
and delivery trucks all vying for space in a narrow area. It is through such a boĥleneck that residents of my
community will have to navigate to enter and leave our property every single day. I know of no other
project in our city that has put an establsihed residenĕal area in such an inconvenient predicament as this
proposed project by funneling residents through a hotel property to and from their homes.

In addiĕon, the proposed project puts a large hotel/retail complex within feet of our residenĕal
community. I live in the brick building at Chandler’s Wharf (Bldg 7) which according to the renderings
would put me within feet of this mulĕstory hotel. The side of this hotel, which reminds me of a cruise ship
with mulĕple balconies, will essenĕally be looking into the windows of my building. The suffocaĕng
proximity of so many persons to our residenĕal community is of significant concern to us from a privacy,
noise, and security aspect.

Last summer, what essenĕally was a home invasion took place at our community when two intoxicated
men walked into the condominium of an elderly couple and refused to leave. Our community requires 24
hour security to provide safety for our residents from persons wandering onto our property. Despite this,
we have had the├s, property damage, unauthorized access to boats tendered at the marina, stalkers, etc.
I can only imagine how this problem could be compounded by puħng hundreds of guests in a
concentrated area within feet of our residences. Again, I know of no other project in this city that would
create such a situaĕon for an established residenĕal community. Because we are locked at the end of the
wharf, we will have no way to avoid the problems that this project will bring.

In summary, I am very much opposed to the proposed Fisherman’s Wharf Portland, LLC project proposed
by Mr Bateman. I feel it is bad for Portland, bad for the tourist aĥracĕon of the Old Port, and bad for the
neighboring residenĕal community. I appeal to good judgment of the Planning Board to realize that this
area of the city is so important to the character of the Old Port and should not be over‐developed in the
manner proposed.

I close with a quote from author Philip Hamburger: “Portland people are steadied by the vistas that play a
large part in their lives‐‐vistas of sea and sky, of islands in the bay, of coves, of lighthouses outlined against
craggy rocks.”

 

Paul Lafavore MD

3 June 2017



Christine Grimando <cdg@portlandmaine.gov>

Re: Chandlers Wharf 672017
Carolyn Scholl <cbscholl470@sbcglobal.net> Wed, Jun 7, 2017 at 6:55 PM
ReplyTo: Carolyn Scholl <cbscholl470@sbcglobal.net>
To: Christine Grimando <cdg@portlandmaine.gov>

I will look at the links you sent and thank you.  We appreciate that you were able to take the time to
talk with us this week.

I will start by saying that we purchased our condo at Chandlers Wharf in 1987 and may well be the
only original owners remaining there.   We have seen Portland and the Old Port evolve over these
30 years, so have an perspective that many do not have. 

We attended the informational meeting last night by the developers along with many residents
of Chandlers Wharf and surrounding properties.   There was great concern about the vastly
increased traffic over our right of way to Commercial Street with a 501 car parking garage
(apparently the lots now have a 260 car capacity), plus the water taxi, the restaurant and,
potentially in the future, two more smaller office buildings in "Phase 2".  Also Mr. Bateman has the
hotel, restaurant and marina on Great Diamond Island and he could well use this property as the
link for his guests to get there, adding additional traffic and parking.  The plan as presented doesn't
have enough room for anyone to turn around, much less allow our residents freedom to enter and
exit our development unobstructed.   Already especially in the summer, we cannot even turn left or
right out of our right of way on to Commercial Street and adding 501+ more vehicles, it is going to
be impossible.

Also there was much concern about emergency vehicles such as fire trucks, police and
ambulances.  We have an aging population at Chandlers so this is very much at the forefront of
everyone's thoughts.  With hotel and restaurant guests plus other parking, where are these
emergency vehicles going to fit in?   They are only allowing what looked like a two vehicle pull in at
the hotel door, and say they will check in in the garage, but we all know people stop at the front
door first and this is going to clog up the right of way repeatedly. 

There was an audible gasp in the room when they showed us the present conditions photo and
then the proposed buildings  it is a giant wall of brick between us and Commercial Street 
blocking all light and views.   The condos at that end of our building 7 will be looking into a brick
hotel wall.  There will be a large physical separation between us and the city and will block any
view of the water and working waterfront.   It makes Chandlers almost an island, not connected to
city streets at all.    They were trying to make the case that these buildings actually make the
waterfront more visible, and many of us found that laughable.   We see the people walking by and
taking in what Portland is now  a vibrant, active waterfront, not a wall of brick along the street
where they will not be able to see anything except expensive shop windows which could be any
city in this country not on the water.  This is not what Portland was, is or should become.  

Also, in the strongest terms, I was able to let them know that a rooftop restaurant/bar, with outdoor
music they told us, is not acceptable at all.  The current zoning, as we understand it, would allow
offices, but outdoor music, no.  We suffer all spring and summer with so many outdoor venues with
very loud music that we must sleep with earplugs.  Some of these "performances" go on well past
midnight, and having one right next door to our building will be another incursion into our lives.  
And we did not even get into rooftop air conditioning and heating units, which also generate
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noise.   This new proposed hotel (with this zone change) is FAR too close to our building based on
their proposal.

Again to traffic, the developer mentioned that trucks would be supplying the restaurant and pulling
in next to our building on the small space between the two.   The is completely unacceptable,
especially for the end unit owners.  The last thing they need is huge delivery trucks outside their
windows at all hours, with beeping back up alarms.

Then we have security issues.   As we all know, Portland in the summer is a very busy place, and
the Old Port has a lot of bars and drinking has become sport.  We have had problems on our
property with drunk people wandering in and having to be either escorted out by our security or the
police are called. Last year two drunk people actually opened someone's door and just walked in.
   Having a hotel filled with outoftowners, here to party, right next door to our property, is just an
invitation for more problems.  Our guard cannot be everywhere at once and we should not be
forced to pay for additional security brought on by this zone change allowing a hotel, restaurant
and bar catering primarily to nonresidents.     

We strongly object to this zone change to allow a use that does not enhance waterfront activity, but
hinders it and the view and does not conform to what the waterfront has been and should be.   If
this zone change is granted, this will be the foot in the door for all other waterfront property owners
to want the same thing, and at some point, there will be no view of the water from Commercial
Street and you will drive out the working waterfront people, as well as local businesses.   How
many more hotels does Portland need?   Why does this developer deserve consideration at all?  
We need more open spaces for people NOT more huge buildings.

Respectfully,

Robert P. Scholl
Carolyn B. Scholl
705 Chandlers Wharf
Portland, ME  04101

 

From: Christine Grimando <cdg@portlandmaine.gov>
To: Carolyn Scholl <cbscholl470@sbcglobal.net>  
Sent: Wednesday, June 7, 2017 1:14 PM 
Subject: Re: application materials

Bob, Carolyn, 

Thanks for taking the time to come in yesterday. Below are links to the City's Land Use Code, and
a page with links to the most recent draft of the new Comprehensive Plan. We'll be posting the
final, approved version shortly. 

Land Use Code: http://portlandmaine.gov/DocumentCenter/Home/View/1080
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Google Groups

Fisherman's Wharf ID# 2017062

Todd Mattson <tmattson@cbmattson.com> Jun 7, 2017 3:03 PM
Posted in group: Planning Board

TO: Portland Planning Board

RE: Fisherman’s Wharf Application ID# 2017062

We are in receipt of notice provided to property owners within 500 feet of the proposed Fisherman’s Wharf
development @ 184 Commercial Street (application dated 3/8/17). We are owners of a housing unit at
Chandler’s Wharf in building #7.

Having reviewed information on file at the Portland Planning Division office we have the following comments
and concerns:

*The 3/8/17 Site Plan, as shown, feeds off Commercial Street and directs all entering and exiting
vehicular traffic the entire length of the drive and dumps it directly across from Chandler’s building
#7, producing substantial added noise and traffic directly in front of a residential area. The elimination
of existing mature landscaping that would serve as a buffer to the proposed parking garage and
“Phase 2 buildings” could be avoided by moving parking garage ingress/egress closer to the current
entrance/exit area. The development would contribute significant pedestrian traffic in addition to
current pedestrian traffic. Because of this, relocation of access points to the parking garage and
widening the width of walkway areas that line both sides of the drive extending to the property line at
Chandler’s Wharf residences is an important consideration. Additionally (possibly a printing error)
….Sign Legend  “[5]” allows for marine use parking in an already narrow and busy pedestrian zone.

*At the stage where Plans & Specifications are drawn up, plans should be developed for placement of
exterior mechanical systems away from residential areas.

*The Plan notates a request for conditional rezoning for a hotel, height limitations, and setbacks from
the high tide line…..Is there a compelling reason to allow rezoning for building height, in this specific
case? It would seem reasonable to require serious demonstration that a rooftop bar is a compelling
reason. Future waterfront development pressure will visit the Planning Board with precedent already
set. Because of the monolithic nature of the entire development, plans should allow for maximum
achievable open space on the canal side. It would appear that pulling the hotel back to the current
ordinance requirement is readily achievable. The bumpout for 2nd through 4th floors on piers do not
adequately address this, regardless of the actual footprint. The canalside elevation, as proposed,
conflicts with this critical spatial issue at the most viewable canal in the CWZ.

*With regards to the “human scale” perspective with a proposed change of land use, concentration of
buildings, and fourstory continuity throughout, pedestrians and motorists will have a very different
visual experience in the center of the Old Port… for sure. Hopefully the proposed Plan’s fullthrottled
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utilization of the land will be softened and improved by the developer’s very capable and experienced
development team.

 

*In general, the proposed development would be a welcome change from the present open air
parking with its twisted poles, rusted guardrails and faded signage. This is a tremendous opportunity
for the City of Portland to encourage and guide an important development in the heart of the Old
Port.

 

Respectfully,

 

Todd Mattson  MGM Old Port, LLC
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Jennifer Munson <jmy@portlandmaine.gov>

Fwd: Development on Fisherman/ChandlersWharf

Christine Grimando <cdg@portlandmaine.gov> Wed, Jun 14, 2017 at 4:21 PM
To: Jennifer Munson <jmy@portlandmaine.gov>

Hi Jen, 

Another for the public comment folder. 

Christine Grimando, AICP
Senior Planner
Planning & Urban Development Department
389 Congress Street 
Portland, Maine 04101
cdg@portlandmaine.gov 
Ph: (207) 8748608

 Forwarded message 
From: Mary Fuller <mfuller@maine.rr.com> 
Date: Wed, Jun 14, 2017 at 1:12 PM 
Subject: Development on Fisherman/ChandlersWharf
To: cdg@portlandmaine.gov 

Christine, I am a resident at Chandlers Wharf and am writing to you regarding the proposed development of a parking
garage and hotel .

Generally speaking I am supportive of the need to grow and develop our city however I do have a number of concerns
about the proposed project primarily having to do with traffic and with safety.

The proposal as it currently stands has a 24 foot road way  to service the  proposed hotel, and 500 space parking garage
and existing Chandlers Wharf Condo’s as opposed to the existing 35 feet. In addition, to the much narrower access 
road, the plan calls for having the hotel entrance on the access road (not commercial street) and the garage entrance at
the end of the road instead of at the beginning as it exists currently.

The plan to double the number of cars  in the parking area  in addition to  hotel drop off pick up and service traffic  has
the potential to create a tremendous bottle neck on the access road as well as on Commercial street.

I am concerned about the ability to get in and out of Chandlers and far more concerned about the ability of service
vehicles in particular ambulance and fire trucks , to be able to reach Chandlers in case of an emergency.

As residents we already face difficulty accessing our property because of cars entering and exiting the two parking lots
 and that is with half the amount of cars being proposed and  the entrance to the lots close to Commercial street.

Aside from the impact to Chandlers I also have concern on the part of the city, particularly in light of all of the new  and
proposed development  in the area of commercial street.
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Each morning I drive by the parking garage on the corner of Pearl and Fore street, both of which have far less traffic
then Commercial street and I often see cars  backed up in every direction for two blocks as people try to enter the
garage.

 

In the absence of some type of major re working of Commercial street , I can’t imagine the impact this proposal will of a
500 car garage  in the heart of  what is already a heavily congested commercial street .

 

If the city  is giving serious consideration to  approval  of this project, I hope I can trust they will assure the access to
Chandlers is such that it keeps  our safety ( ie access to ambulances) and the safety of our homes , ( ie fire trucks and
other emergency vehicles) in mind .

 

Sincerely

Mary E Fuller

605 Chandlers Wharf



ROBERT P . SCHOLL 
470 PARK ROAD EXT. 
MIDDLEBURY, CT 06762 
scholllaw@sbcglobal.net 

ATTORNEY AT LAW 
Tel. 203-758-1145 
Fax. 203-758-1158 

CAROLYN B. SCHOLL 
PARALEGAL 

cbscholl470@ sbcglobal.net 

June 16, 2017 

Christine Grimando 
City of Portland 
Planning Commission 
389 Congress Street 
Portland, ME 04101 

Re: Rezoning, 184 Commercial Street 

Dear Commission Members: 

My wife, Carolyn, and I purchased our Chandler's Wharf condo unit pre-construction in 1987. We have 
faithfully paid our taxes and enjoyed our condo. We are on the water end of the pier. 

As a Connecticut land use lawyer for 55 years, Planning and Zoning Commission member for 5 years and 
Chairman for 3 years, there are a number of reasons I feel this project simply does not belong on the 
waterfront in this zone. 

First, regarding the change of use/zone, this request is busting zoning and opening the floodgates to 
more intense development. Can DiMillo's be far behind? Soon we will have a solid wall of buildings on 
Commercial Street, including the already approved building next to Sapporo Restaurant, obstructing any 
view of the water. This is no longer Old Port charm. 

Next, let's consider the overcrowding of land. Two buildings are proposed if the zone is changed, one a 
parking structure and one a hotel. Variance of setback is sought and the hotel looks like it is planned for 
ten feet from the end of our building at Chandler's Wharf. Not much light and air will remain in the 
space. The lot is simply too small to house an oversized forbidden use with serious parking and delivery 
problems. This will add, according to the developer, 241 additional vehicles plus delivery vehicles, to the 
site. 
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Christine Grimando 
June 16, 2017 
Page 2 

The request for over-height stories, including a restaurant on top (and presumably heating, ventilating, 
exhaust and elevator structures) further crowds this tiny lot, as well as increased noise directly next to 
our building from any "entertainment" in this rooftop space. 

Next, guests at the hotel and cars entering the parking garage must share the 35 foot right of way 
(actually 24 feet not including sidewalks) which is the sole ingress and egress to and from Chandler's 
Wharf condominiums. We were told valet parking will be offered, but only two off street spaces will be 
provided, and to put guests' cars in the garage will require crossing Chandler's Wharf exiting vehicle 
lane. Emergency vehicle access will most certainly be impeded. 

In sum, not only does the proposed use violate existing zoning, overcrowd the waterfront and block 
access to Chandler's Wharf residents and emergency vehicles, granting this would be a terrible 
precedent and one of the worst examples of spot zoning I have ever seen. Let us not start down this 
slippery slope. 

Sincerely, 

Robert P. Scholl 
RPS/m 



Barbara	  Barhydt	  
Development	  Review	  Services	  Manager,	  Planning	  Division	  
389	  Congress	  Street	  	  -‐-‐	  4th	  Floor	  
Portland,	  ME	  04101	   	   June	  20,	  2017	  

Dear	  Ms.	  Barhydt	  and	  Members	  of	  the	  Portland	  Planning	  Commission,	  

Thank	  you	  for	  sharing	  the	  application	  materials	  regarding	  exemption	  for	  project	  proposed	  
for	  184	  Commercial	  Street,	  Portland,	  Maine.	  

Mary	  Barnes	  and	  I,	  as	  owners	  of	  property	  immediately	  adjacent	  at	  716	  Chandler’s	  Wharf,	  
are	  writing	  to	  OPPOSE	  any	  approval	  for	  any	  exception	  for	  this	  project.	  	  Our	  reasons	  follow:	  

1. Planning	  and	  subsequent	  zoning	  are	  an	  indication	  of	  community	  intent	  derived	  by
best	  practice,	  public	  input,	  legislative	  review	  and	  voter	  approval.	  It	  is	  a	  publicly
validated	  statement	  of	  BEST	  OUTCOME,	  based	  on	  complete	  and	  transparent
participation,	  and	  is	  not	  intended	  for	  exception	  regardless	  of	  a	  process	  for	  same	  in
place.	  The	  184	  Commercial	  Street	  Proposal	  (called	  hereafter	  The	  Project)	  is	  a
perfect	  example	  of	  a	  developer	  assuming	  that	  such	  intent	  can	  be	  excepted	  and
compromised	  and	  is	  a	  similarly	  perfect	  opportunity	  for	  your	  Commission	  to	  adhere
to	  intent	  to	  implement	  otherwise.	  To	  approve	  The	  Project	  in	  any	  form	  undermines
the	  plan,	  contravenes	  the	  zone,	  contradicts	  assumptions	  by	  adjacent	  property
owners,	  and	  subverts	  your	  effectiveness	  and	  credibility.	  For	  these	  reasons	  alone,
The	  Project	  should	  be	  rejected	  in	  its	  entirety.

Further,	  your	  Commission	  is	  in	  process	  of	  proposing	  and	  approving	  a	  new	  plan	  that
not	  only	  affirms	  the	  water-‐related	  utility	  of	  the	  zone	  but	  also	  amplifies	  the	  criteria
for	  water	  access,	  marine-‐related	  use,	  and	  other	  public	  amenities	  that	  The	  Project
will	  preclude.	  What	  is	  the	  point	  of	  contradicting	  this	  new	  statement	  of	  even	  greater
intent	  at	  the	  very	  moment	  it	  is	  presented	  for	  approval?	  	  The	  paradox	  and	  absurdity
is	  obvious.

2. The	  Project	  is	  the	  mother	  of	  all	  requests	  for	  exception.	  It	  attacks	  the	  reality	  and
spirit	  of	  the	  plan	  in	  every	  aspect.	  It	  builds	  to	  the	  absolute	  property	  line,	  maximizes
volume,	  creates	  a	  barrier	  to	  waterfront	  access,	  and	  offers	  no	  utility	  that	  has	  any
iteration	  of	  marine-‐related	  use	  as	  specified	  by	  the	  plan.	  It	  deprives	  Commercial
Street	  of	  its	  last	  open	  space	  for	  light	  and	  water	  access.	  It	  cynically	  exploits	  the
marine-‐related	  use	  –	  ferries,	  excursion	  boats,	  and	  commercial	  vessels	  –	  that	  already
exist,	  appropriating	  these	  as	  if	  they	  are	  some	  new	  contribution	  as	  a	  result	  of	  their
arrival,	  clearly	  unaware	  or	  indifferent	  to	  the	  significant	  disruption	  of	  their	  access
and	  business	  during	  a	  multi-‐year	  construction	  process.	  The	  Project	  offers	  a	  hotel,
restaurant,	  and	  parking	  –	  all	  functions	  Portland	  has	  in	  some	  abundance	  elsewhere
(the	  replacement	  of	  existing	  parking	  by	  a	  multi-‐story	  garage	  may	  indeed	  address	  a
need,	  but	  please	  note	  that	  almost	  all	  present	  vehicle	  owners	  leave	  the	  lot	  for	  offices
in-‐town	  where	  we	  do	  not	  expect	  they	  are	  working	  at	  marine-‐related	  tasks.)	  The
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“bridge”	  proposed	  to	  connect	  garage	  to	  hotel	  magnifies	  the	  ”wall”	  effect	  The	  Project	  
imposes	  on	  Commercial	  Street,	  has	  no	  other	  utility	  beyond	  the	  convenience	  of	  the	  
hotel,	  and	  restricts	  access	  to	  the	  residences	  and	  business	  that	  exist	  on	  its	  other	  side.	  
For	  example,	  a	  fire	  or	  other	  emergency	  in	  The	  Project	  will	  de	  facto	  isolate	  access	  and	  
egress	  to	  the	  buildings	  to	  the	  waterside	  (separated	  in	  the	  proposal	  by	  some	  20	  feet),	  
inhibit	  fire-‐fighting	  on	  site	  and	  in	  the	  critically	  adjacent	  existing	  structures,	  and	  offer	  
restricted	  access	  from	  anywhere	  but	  the	  water	  by	  fireboat	  and	  similar	  equipment	  
that	  I	  suspect	  Portland	  does	  not	  have.	  The	  responsibility	  and	  liability	  for	  this	  clear	  
public	  safety	  situation	  alone	  should	  be	  grounds	  for	  rejection	  as	  well.	  	  

	   	  
3. Moreover,	  The	  Project	  impinges	  on	  the	  rights	  of	  adjacent	  property	  owners	  by	  

appropriating	  their	  physical	  access,	  security,	  air-‐rights,	  light,	  sound	  protection	  (roof	  
restaurant,	  HVAC	  systems),	  and	  other	  amenities	  with	  measurable	  loss	  of	  asset	  value	  
and	  specific	  damages	  to	  which	  The	  Project	  is	  indifferent.	  Such	  consequences	  if	  
associated	  with	  a	  marine-‐related	  use	  are	  a	  predictable,	  acceptable	  outcome	  within	  
the	  present	  context,	  but	  radical	  change	  in	  that	  context,	  as	  an	  exception,	  constitutes,	  
in	  our	  view,	  “a	  taking”	  that	  should	  not	  be	  allowed.	  Our	  hope	  is	  that	  logic	  and	  
adherence	  to	  the	  excellent	  specifics	  and	  values	  in	  the	  old	  plan	  and	  the	  new	  will	  
provide	  full	  justification	  for	  The	  Project	  to	  be	  rejected	  in	  its	  entirety.	  As	  citizens,	  we	  
rely	  on	  you	  for	  the	  professionalism	  required	  to	  hold	  fast	  to	  the	  courage	  of	  conviction	  
and	  civic	  intent	  as	  evinced	  by	  your	  stated	  standards,	  process,	  and	  purpose.	  	  	  

	  
4. Finally,	  what	  is	  the	  “highest	  and	  best	  use”	  for	  the	  area	  defined	  as	  184	  Commercial	  

Street?	  Is	  it	  parking	  as	  now	  utilized?	  Or	  is	  it	  an	  alternative,	  perhaps	  not	  yet	  
“monetized”	  by	  developer	  interest,	  but	  calculated	  to	  increase	  the	  amenity	  value	  of	  
this	  specific	  area	  in	  this	  specific	  time	  and	  place?	  If	  you	  travel	  to	  many	  
waterfront/port	  cities	  as	  I	  do,	  you	  will	  find	  that	  each	  strives	  to	  have	  a	  central	  space	  
where	  the	  public	  -‐-‐	  residents	  and	  tourists	  alike	  -‐-‐	  may	  experience	  the	  key	  natural	  
resource	  that	  underlies	  its	  history	  and	  its	  contemporary	  vitality.	  Portland	  embodies	  
that	  history	  and	  that	  growing	  engagement	  with	  the	  sea	  is	  authentic	  and	  palpable.	  
But	  how	  will	  we	  continue?	  By	  closing	  access	  By	  walking	  in	  a	  brick	  canyon	  that	  
permits	  no	  relationship	  to	  the	  water?	  By	  passing	  the	  industrial	  “working	  waterfront”	  
kept	  at	  a	  distance?	  By	  herding	  our	  visitors	  along	  sidewalks	  that	  connect	  them	  away	  
from	  the	  center	  and	  back	  to	  the	  peripheral	  pier	  where	  their	  cruise	  ships	  dock	  for	  a	  
day	  or	  two	  and	  disappear?	  Where	  is	  that	  place	  for	  the	  growing,	  young	  population	  of	  
Portland	  to	  bring	  their	  families	  and	  friends	  to	  show	  them	  a	  beautiful	  city	  that	  
understands	  its	  heritage	  and	  is	  continuing	  the	  skills	  and	  values	  inherent	  in	  a	  
waterfront	  that	  is	  accessible	  to	  all,	  is	  authentic,	  and	  represents	  the	  core	  elements	  of	  
the	  	  marine	  transport,	  fishing,	  international	  shipping,	  and	  port-‐related	  financial	  
enterprise	  that	  is	  our	  future?	  Should	  The	  Project	  be	  approved,	  that	  opportunity	  will	  
have	  been	  gone	  and	  we	  will	  all	  be	  accountable	  for	  the	  loss.	  	  

	  
Thank	  you	  for	  your	  consideration.	  	  	  	  Mary	  Barnes	  and	  Peter	  Neill	  	  
	  
716	  Chandler’s	  Wharf,	  Portland,	  ME	  	  	  -‐-‐	  207-‐610-‐0054	  
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June 21, 2017 

Portland Planning Board 

City of Portland, Maine  

Re: Conditional Rezoning Review; 184 Commercial Street; Fisherman’s Wharf Portland, 

LLC – June 22, 2017 Workshop 

To Members of the Planning Board: 

Our firm represents Widgery Wharf, Inc., a Maine corporation that since 1964 has owned 

and operated a facility on the Portland waterfront on Widgery Wharf providing for the storage of 

traps and supplies, berthing, outbuildings, and related support services for lobstering and fishing 

businesses. While parking use by others occurs on the Widgery Wharf, Inc. land on the 

Commercial Street side of the wharf, the past and current users of its wharf are only the above 

marine users. The purpose of this letter is to object to the conditional rezoning request for the 

proposed redevelopment at 184 Commercial Street, referred to as the Fisherman’s Wharf 

Redevelopment. Should the conditional rezoning request be approved, the proposed use would 

have a direct and negative impact on our client’s property and the marine-related businesses 

operating thereon. 

As detailed more fully in Ms. Gramando’s Memorandum to the Planning Board dated 

June 16, 2017 (the “Memo”), the property in question is located within the Waterfront Central 

Zone (“WCZ”) and the Non-marine use overlay zone (“NMUOZ”). While certain non-marine 

uses considered as beneficial to the overall waterfront economy are encouraged within the WCZ, 

these uses are only allowed “provided they do not interfere with water-dependent and marine-

related uses.” While this determination involves a balancing act of sorts, the first priority of the 

WCZ (and, similarly, of the NMUOZ) is to “protect and nurture existing and potential water-

dependent uses in a setting that enforces their continued economic viability” (Sec 14-305(a)). 

Uses such as Widgery Wharf, Inc.’s are provided high priority protection as they are intrinsically 

connected to the history, character, and beauty of Portland’s working waterfront. Allowing for 

the conditional rezoning for a particular use that is detrimental to such high priority marine-

related uses is antithetical to a primary objective of the WCZ and NMUOZ.  
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If the conditional rezoning request were to be approved, this project would greatly 

interfere with our client’s access to its property and, as such, adversely affect the water-

dependent and marine-related businesses thereon. The developer proposes to build, among other 

structures, a hotel, office building and a 501 space parking garage. Traffic concerns have already 

been raised in response to the proposed use, primarily by residents of Chandler’s Wharf. While 

attempts were made in the development plans to address these concerns, there seems to have 

been no consideration taken to the negative impact that increased traffic over Widgery Lane will 

have upon the fishermen and related services utilizing Widgery Wharf. Widgery Lane is a 20 

foot wide private way which provides the only means of ingress and egress from Commercial 

Street to Widgery Wharf.  We acknowledge that both Union Wharf and Fisherman’s Wharf have 

deeded access rights over Widgery Lane, but we question any rights Chandler’s Wharf residents 

have now, have during construction of the proposed development or will have after such 

construction. The revised plans only further exacerbate these concerns by placing an additional 

entry point at the front (towards Commercial Street) portion of the lane for the garage and a loop 

road around the proposed garage which may be intended as restricted for emergency and service 

vehicles.  

 

While for decades a guardrail has existed along Widgery Lane, preventing vehicles from 

driving across the 184 Commercial Street property onto the lane, the proposed development 

would remove this barrier and, in its place, create a constant source of traffic upon Widgery 

Lane.
1
 Such an increase in traffic poses both business and safety concerns to the fishermen that 

utilize Widgery Wharf, as the difficulty of navigating the shared road will be exponentially 

increased. Although our client recognizes the value of development on the waterfront within the 

constraints of applicable zoning rules, it is clear that the traffic that this particular use will create 

will have a substantial negative effect on the current marine uses on Widgery Wharf.      

 

Standards 6 and 7 of the conditional rezoning standards are of particular note. In regards 

to Standard 6, we contend that the development as proposed does not respond sufficiently to the 

uniqueness of the traffic situation in the area in a way that is consistent with the purpose of the 

WCZ, particularly the first priority purpose, which is “to protect and nurture existing and 

potential water-dependent uses in a setting that enforces their continued economic viability.” 

Similarly, Standard 7 is not satisfactorily met; the development, as proposed, will adversely 

affect the efficient operation of the marine uses on Widgery Wharf, by producing a less efficient, 

over burdened access way. 

  

                                                 
1
 Note, that the increase in traffic and additional access to Widgery Lane is problematic not only from a traffic flow 

standpoint, but from a legal perspective as well; the increased use in the road could amount to an overburdening of 

the easement over Widgery Lane and/or an unreasonable interference with our clients’ own easement rights. 

Additionally, it appears that Widgery Lane would be used by owners of property (especially during construction, but 

likely afterwards as well) that is not benefited by current rights over the road (e.g. the Chandler’s Wharf lot). 
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For the reasons explicated herein, we ask that the Planning Board reject the conditional 

rezoning request.  

 

 

Best regards, 
 

      Monaghan Leahy, LLP 
 

      Thomas G. Leahy   

      By Thomas G. Leahy, Esq. 
 

TGL/kmd  

 

 

 

 
By Email: planningboard@portlandmaine.gov  
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6/21/2017 184 Commercial Street Comments (Application ID #2017062)  Google Groups

https://groups.google.com/a/portlandmaine.gov/forum/print/msg/planningboard/O1UQsQUmxm4/Jixdf3SFAAAJ?ctz=3929477_72_76_104100_72_446760 1/1

Google Groups

184 Commercial Street Comments (Application ID #2017062)

Adriano de Cardenas <adriano1114@yahoo.com> Jun 21, 2017 2:42 PM
Posted in group: Planning Board

Planning Board:

As a full time resident and unit owner at Chandler’s Wharf I recognize the tremendous importance the
working waterfront is to the identity and economy of Portland.  I can see why over 30 years ago the city
rallied to “keep the port in Portland” and preserve the preciously scarce waterfront real estate for mostly
maritime purposes and avoid it becoming just more luxury housing that can be developed elsewhere.  You
can have housing and hotels away from the waterfront but you cannot have maritime businesses like
marinas, fishing, lobstering, coast guard and the businesses that support them not on the waterfront. 

The proposed development of 184 Commercial Street will forever commit this scarce waterfront real estate
to purposes that can be done other places and permanently displace potential marine/waterfront businesses
that are more critical to Portland’s identity and economy. 

 The proposed hotel will only exacerbate traffic and create safety issues by restricting access to and from
Chandler’s Wharf.  It does nothing to enhance the waterfront’s character other than to make it more of a
tourist trap.  And the proposed change in building height and setback would violate key zoning rules that
have made Commercial Street and it's working waterfront uniquely Portland.  

I urge the Planning Board to decline the proposed development of a hotel and the other zoning changes
requested to preserve the original intent of the current zoning rules that have for the last 30+ years
preserved and enhanced this critically important waterfront.

Best,

Adriano de Cardenas

611 Chandler’s Wharf, Portland, Mane 04101
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Comments on proposed re-development of 184 Commercial Street 

and on accompanying variance requests   

June 21, 2017 

I, Maxine Sclar, have been a 27-year owner and resident of Chandler’s Wharf (CW), and I 

vigorously oppose granting the variances requested by the developers for the re-

development of 184 Commercial St. 

Of all the developer-requested variances, the most egregious request is to overturn the 

Waterfront Central Zone’s (WCZ’s) current, well-conceived prohibition (Section 14-309) 

on constructing hotels and motels.   

Based on their artist’s conceptions of the proposed development, the project would 

radically transform the current, quaint appearance and appeal of this historic Old Port area 

into an ordinary string of modern buildings lacking any true connection to their waterfront 

location, and would usher in permit seekers for more hotels in the WCZ.   

Most significantly, the proposed project will have negative impacts on resident and visitor 

safety, as well as property integrity in the waterfront area, including:  

• The dramatically-increased difficulty of emergency vehicle access to CW given the

congested and easily-blocked, narrow 24’ wide roadway.

• Increased service vehicle use of the Commercial St. center lane would further

impair driver visibility, particularly for drivers making left turns into or out of the

CW access roadway.

• The proposed access roadway is bounded on both sides by building façades

extending all the way up to the sidewalks.  This creates an additional safety hazard

from exiting vehicles in that pedestrians will not be visible until the vehicle is

already intruding into the crosswalk.

• The water-taxi dispatch center associated development calls for dredging of the

waterway between DiMillo’s restaurant and the CW Condominium complex.  CW

was built on an earthen berm, and the Army Corps of Engineers has warned that

nearby dredging can undermine such a berm, resulting in structural damage to the

condominium complex.  (Note: The CW Association has already had to undertake

substantial repair to its garage and utility rooms due to berm “settling” and voids.)

I hope the Planning Board will take some of the above concerns into account at their 

Workshop on June 22, 2017 at 4:30PM.  Thank you! 

Sincerely, 

Maxine Sclar 

Chandler’s Wharf Unit Owner and Resident 
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6/22/2017 184 Commercial St. and Rezoning, etc.  Google Groups

https://groups.google.com/a/portlandmaine.gov/forum/print/msg/planningboard/ge1JUiudOGI/YD0WrOnGAAAJ?ctz=3930744_72_76_104100_72_446760 1/1

Google Groups

184 Commercial St. and Rezoning, etc.

kmci <kmcinern@gmail.com> Jun 22, 2017 10:42 AM
Posted in group: Planning Board

Hi there,

I just wanted to let you know that I'm against the rezoning of the area at 184 Commercial St. 
The character of the area is changing quickly enough; the working waterfront nature is evaporating quickly
enough.

Increasing the allowed height in this location would change the accessible feel of that area, and of course
the view. 
Do we need another hotel?
I live on the East End, and I am increasingly greeted by solid walls of buildings (condo's, commercial
buildings, hotels, etc.), and you know there are more in the works. 

There is an intangible aesthetic that one appreciates walking through that area  please retain what little
we have left. There is no going back.

As I am sure you can appreciate, development today occurs with basically a single primary driver:
optimizing return on investment. The output of that thinking tends, not surprisingly, to be buildings that
extend to every dimension to achieve the purpose. 
Please protect this area with the existing zoning. 

Kathy McInerney
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conditional rezoning in the vicinity of 184 Commercial St

Lois Tiedeken <loistiedeken@gmail.com> Jun 22, 2017 1:41 AM
Posted in group: Planning Board

Dear Planning Board, 

I am writing to oppose the rezoning of the site at 184 Commercial St. I am unable to attend the Planning
Board Meeting as I will be out of town. As a property owner at Chandlers Wharf I strongly oppose changing
the zoning restrictions. First, I oppose rezoning 

to allow for hotel use. There are a dozen hotels in this vicinity already, no hardship will exist without another
hotel.  I also oppose the building height rezoning. Again, there is no need to go above the current zoning
restriction. The current residences and 

businesses in this area will be spoiled/dwarfed by the overwhelming height. The sunsets that are now
enjoyed by nearby properties could be blocked by an oversized building. In addition, the adjacent areas are
home to some of Portland’s most charming 

and authentic waterfront, and another towering hotel/retail/office/restaurant structure will spoil the very things
that make this city so appealing to residents and visitors. I say “NO" as well to a set back modification. In
order to change the zoning, a hardship must 

be demonstrated, and there isn’t one here. The existing properties should not to be squeezed by a project
that wants to maximize space at the expense of the structures that are already there. Development is
inevitable but rezoning is not. The project should 

stay within the existing zoning ordinances, they were put there to protect the history, beauty and uniqueness
that is Portland. 

Sincerely, 

Lois Tiedeken 

Chandler’s Wharf and 
Peaks Island
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Christine Grimando <cdg@portlandmaine.gov>

Fisherman's Wharf 184 Commercial St project
Ross Lane <seacruze55@gmail.com> Thu, Jun 22, 2017 at 1:29 PM
To: cdg@portlandmaine.gov

    Chair Boepple and Members of the Planning Board 

  I am writing to express my opposition to any zoning varience being granted to the Fisherman's Wharf project. 

It often takes a mistake to bring about changes in regulations, policies and laws. I think allowing the requested variances
for this project to be a mistake. 

After the Portland House on the Eastern Promenade was built in the 1970's, it was realized as a mistake to allow and
zoning regulations were changed to prevent similar structures completely occupying the Eastern Promenade. 

After Chandlers Wharf was built, it was realized to be a mistake that prompted a prolonged rewriting of the zoning
regulations to preserve the precious natural resource that is our waterfront and port infrastructure. 

I am a resident of Chandlers Wharf. Even though I live here, I view this development as a mistake and would prefer it had
never been built and the property had stayed as the working wharf it was. 

I am a longtime user of the Portland waterfront from my time as a commercial fisherman, employed in other marine jobs
and operating water taxis. I feel this gives me intimate knowledge of the value of this resource. 

The present zoning regulations clearly prohibit "hotels,motels or boatels", the regulations clearly state a height restriction
on the south side or water side of Commercial St. 

I strongly urge the Planning Board to just adhere to the present regulations as written and not allow any variances. 

Thank you for your time, 

Sincerely, 

Ross Lane 
312 Chandlers Wharf 
Portland, ME 04101 
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Fwd:

Craig Pendleton <cpendle5@gmail.com> Aug 28, 2017 12:23 PM
Posted in group: Planning Board

As the former owner of a commercial fishing vessel for more than thirty years, as the former
execu�ve director of the Northwest Atlan�c Marine Alliance (NamaNet.org), and as a former
Board member of the Portland Fish Exchange, I have been following recent events and
proposals along the Portland waterfront with keen interest. In par�cular, I would like to
comment to the Portland Planning Board about the proposed hotel on Fisherman’s Wharf.

I’d like to begin by calling a�en�on to a Maine Voices column in the Portland Press Herald by
Karen Sanford in early May headlined, “Portland waterfront receives mixed grades on 30-year
report card.” Karen was one of the original organizers of the successful 1987 referendum to
ban nonmarine development from the Portland waterfront.

I and hundreds of other small Maine businesses --- and that’s what those who depended on
the fisheries are --- owe a large debt of gra�tude to Karen, previous Planning Boards, and
everybody else who have worked so hard, and for so long, to fight for the legi�macy of
tradi�onal waterfront pursuits. She wrote an excellent column that raised many important
issues.

Nevertheless, I no�ced an omission in her defense of the referendum that became law thirty
years ago. Unfortunately, condi�ons have changed dras�cally since then. What was true in
1987 is not necessarily true in 2017. For one, the commercial fishing fleet along the en�re
Eastern seaboard has been completely decimated. Thanks to severe federal and state
restric�ons, climate change, and short-sighted decisions to reward those who caught the
most fish, commercial fishing is barely a skeleton of what it once was. Many inshore
fishermen like me were driven out --- forever. Naturally, that means the needs for dock space
and supplies have decreased significantly. Even in our most prominent fishery, the lobster
fishery, the number of par�cipants within a defined geographic region is strictly regulated.

There is room for intelligent modifica�on of zoning laws. Let me be clear, Portland must
secure an appropriate amount of access to the waterfront for commercial fishing
businesses. Also, non-fishing businesses in the same neighborhood must understand that
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working in a commercial fishing zone brings with it the ripe aroma of fish and bait, an early
morning symphony of diesel engines, and more. It is a way of life we Mainers have always
supported and must con�nue to support. But we must be realis�c, and accept that our
economy is diversifying, and that close proximity to the waterfront can yield new
opportuni�es.

 

In my present role as execu�ve director of a Chamber of Commerce in York County, I think it’s
important not only to men�on these facts, but also to face them. As Portland wrestles with
the tension between tradi�onal waterfront uses and new economic development proposals,
it would be unwise to ignore the hand we have been dealt. It would also be unwise of us to
ignore the fact that our government, with our consent, has fundamentally and permanently
changed the composi�on of the fishing industry. My hope is that Maine ports like the City of
Portland, given this new reality, can find the wisdom to achieve a sensible and workable
balance.

 

As I understand it, the new development at Fisherman’s Wharf will displace not a single
fisherman. It is proposed within an area designated by the City as appropriate for condi�onal,
non-marine, allowable uses, and a proposed hotel meets the criteria. I know that the City
invested a lot of �me, energy and resources to think this out very carefully many years ago. In
other words, if there’s going to be development on the waterfront, this is where it belongs.
Consensus on that was achieved many years ago.

 

Believe me, I understand the pure emo�on that o�en emerges when these type of decisions
need to be made. I don’t envy you, as members of the Planning Board, because I can almost
guarantee that you will be forced to weather very strong sen�ments about the waterfront
from very passionate ci�zens. I know that my emo�ons about the fishing industry are just as
strong today as when I was captaining my boat. But I have also learned that emo�on can
easily cloud the facts.

 

Summoning all my experiences as both a working professional in the Gulf of Maine and “on
Main Street,” I would like you to know that I think the proposed project at Fisherman’s Wharf
achieves a sensible and workable balance for the good people of Portland. I wish you the best
of luck in your delibera�ons.

 

Craig A. Pendleton

Old Orchard Beach

 Reply  Reply to all  Forward
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Craig Pendleton <craig@biddefordsacochamber.org> Aug 24 (4 days ago)

to Mark

 
 
--  
Craig A. Pendleton, Executive Director
28 Water Street  Suite 1
Biddeford, ME 04005

mailto:craig@biddefordsacochamber.org


Christine Grimando <cdg@portlandmaine.gov>

Proposed hotel/parking garage, Commercial Street/Bateman
4 messages

Carolyn Scholl <cbscholl470@sbcglobal.net> Mon, Sep 4, 2017 at 1:08 PM
Reply-To: Carolyn Scholl <cbscholl470@sbcglobal.net>
To: Christine Grimando <cdg@portlandmaine.gov>

September 2, 2017

Elizabeth Boeapple, Chairman
Planning Commission
City of Portland
Portland, ME

Dear Madam Chairman:

We are Portland taxpayers of over 30 years standing and occupy a small condo at Chandlers
Wharf.  We will be adversely affected by any grant of zoning-busting permission to wall off
the water view with over-height buildings as proposed by this developer.   We trust you have
received our previous letters, and that they have been made a part of the record in this matter.

Following the last public meeting and the Planning Workshop, both of which we attended, it is clear
that changing the use, the zone, the height restrictions and the setback from high water for this
project would be a big mistake, one we hope the Board takes seriously and will not make.   The
Board sits as judge and jury here, and the views and access to the waterfront are at stake.  It was
very distressing to have a member of the Board read a pre-prepared statement favoring the
application during the Planning meeting at City Hall.  She has clearly indicated she will vote in
favor of the applicant's plans even before the Public Hearing.  She must disqualify herself from
participating in the hearing, discussion or decision of this matter, or you, as chairman, must do it for
her.

One very serious problem is the relocation of the right of way, creating an "S" curve at the edge of
our property.  The access, even on weekdays, is crowded with workman's vehicles and cars
thinking the driveway is public, not private.  Even now, at the end of August, the parking lots are full
by noon, but that does not prevent drivers from trying to park.  In 1987 when we purchased, we
received a deed with a right of way for all the condos.  We have used and occupied this
particular access for thirty years.  As a volunteer firefighter for over fifty years, having driven fire
trucks, there is no way a ladder truck can negotiate such a proposed curve to serve our buildings
in the event of a fire.

Theproposed access between the buildings is also not wide enough as proposed.   As we were
returning one afternoon in August down Union Street, we were met with a tour bus parked by the
Portland Harbor Hotel (owned by Mr. Bateman), which was taking up the entire sidewalk as well as
a major portion of the road.   There was no room for more than one car in one direction to pass.   If
buses come to this proposed hotel, there is no way there will be room.  Mr. Bateman wants to use
the turn lane on Commercial Street for his deliveries, he said, so will he have to use that also for
tour buses?   What about garbage collection, recycling, taxis, valet parking and proposed retail
traffic?  Dimillos has anywhere from 3 to 5 huge delivery trucks in the parking lot every day, all
summer long.    Commercial Street has already reached its plimsoll mark as far vehicles are
concerned.  
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In closing, we want Portland to remain the popular destination it has become, but the streets are
full with no room for more traffic.  This proposed development is clearly too intense, too large and
on the wrong side of Commercial Street.  Please do not set a precedent for the future.   We
respectfully request that you deny this application with prejudice.
 
Sincerely,
 
Robert P. Scholl
Carolyn B. Scholl
203-247-7582 cell
 
 
 
 
 
 
 
 
 
 

Christine Grimando <cdg@portlandmaine.gov> Tue, Sep 5, 2017 at 9:34 AM
To: Jennifer Munson <jmy@portlandmaine.gov>

 
Jen,
 
For the Fisherman's Wharf/184 Commercial Street file. 
 
Thank you.
 
 
 
Christine Grimando, AICP 
Senior Planner 
Planning & Urban Development Department 
389 Congress Street  
Portland, Maine 04101 
cdg@portlandmaine.gov  
Ph: (207) 874-8608
Portland's Plan 2030
 
[Quoted text hidden]

Christine Grimando <cdg@portlandmaine.gov> Tue, Sep 5, 2017 at 9:35 AM
To: Stuart O'Brien <sgo@portlandmaine.gov>, Barbara Barhydt <bab@portlandmaine.gov>

I sent this to Jen for the file. I'm sending it to you just to give you a heads-up that there's a request to recuse in this one.  
 
 
 
 
Christine Grimando, AICP 
Senior Planner 
Planning & Urban Development Department 
389 Congress Street  
Portland, Maine 04101 

mailto:cdg@portlandmaine.gov
tel:(207)%20874-8608
http://www.portlandmaine.gov/1861/Comprehensive-Plan-Documents


cdg@portlandmaine.gov  
Ph: (207) 874-8608
Portland's Plan 2030
 
 
---------- Forwarded message ---------- 
From: Carolyn Scholl <cbscholl470@sbcglobal.net> 
Date: Mon, Sep 4, 2017 at 1:08 PM 
Subject: Proposed hotel/parking garage, Commercial Street/Bateman 
To: Christine Grimando <cdg@portlandmaine.gov> 
 
 
[Quoted text hidden]
 

Jennifer Munson <jmy@portlandmaine.gov> Tue, Sep 5, 2017 at 11:36 AM
To: Christine Grimando <cdg@portlandmaine.gov>

Thanks.  I filed this in the project file.
 
Jennifer Munson, Office Manager 
Planning and Urban Development  
City of Portland 
389 Congress St., 4th Floor 
Portland ME 04101 
jmy@portlandmaine.gov
(207) 874-8719
(207) 756-8258 (fax)
 
[Quoted text hidden]

mailto:cdg@portlandmaine.gov
http://www.portlandmaine.gov/1861/Comprehensive-Plan-Documents
mailto:cbscholl470@sbcglobal.net
mailto:cdg@portlandmaine.gov
https://maps.google.com/?q=389+Congress+St.,+4th+Floor+Portland+ME+04101&entry=gmail&source=g
https://maps.google.com/?q=389+Congress+St.,+4th+Floor+Portland+ME+04101&entry=gmail&source=g
mailto:jmy@portlandmaine.gov


Christine Grimando <cdg@portlandmaine.gov>

Flooding again
Carolyn Scholl <cbscholl470@sbcglobal.net> Sat, Mar 3, 2018 at 12:45 PM
To: Christine Grimando <cdg@portlandmaine.gov>

See photo of this storm's flooding.  Looks as if the building under construction close to Sapporo already has water in it. 
Please add this to the record of the Bateman hotel  file. 

Again we call for NO variance of high water line at all for anything proposed for our side of Commercial Street.  This is the
2nd major flood since January.  This is not going to stop.  Our parking garage has water in it too. 

Bob and Carolyn Scholl 

Sent from my iPhone 

IMG_1625.JPG 
98K
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Christine Grimando <cdg@portlandmaine.gov>

184 commercial Street Bateman
Paul Lafavore <plafavore@earthlink.net> Mon, Apr 9, 2018 at 4:04 PM
Reply-To: Paul Lafavore <plafavore@earthlink.net>
To: cdg@portlandmaine.gov
Cc: planningboard@portlandmaine.gov

Dear Ms. Grimando:

I want to add my name to the ever growing list of those who strongly oppose the Bateman proposal at 184 Commercial St
(Chandlers Wharf). The impact on the Old Port aesthetics, traffic, and impaired accessibility to our residential community at
Chandlers Wharf is not acceptable. I read with interest the articles linked below regarding concerns of the rapidly expanding hotel
industry in Portland and agree with the concerns, esp re: workforce ability to live in the area to staff these facilities. 

So far, the city has been smart in keeping hotels off the waterfront side of Commercial St. In my mind it is not necessary and
represents so many negative and ill-conceived ideas for the waterfront.

As a community that has paid its share of premium taxes over the decades, it would be a real slap in the face for the city to allow a
project that requires residents to access hotel grounds to come and go to their homes.

i was alerted of your meeting on 4/17/18 which I unfortunately cannot attend. However, if I could I would voice my negative thoughts
regarding this bad idea.

Dont ruin Portland's Old Port!

http://www.theforecaster.net/some-concerns-accompany-portland-hotel-construction-boom/

https://www.pressherald.com/2017/09/14/fishermen-push-back-as-proposals-for-waterfront-development-mount/

Paul Lafavore MD

704 Chandlers Wharf

This electronic message is intended to be for the use only of the 
named recipient, and may contain information that is confidential or 
privileged. If you are not the intended recipient, you are hereby 
notified that any disclosure, copying, distribution or use of the 
contents of this message is strictly prohibited. If you have received this 
message in error or are not the named recipient, please notify us 
immediately by contacting the sender at the electronic mail address 
noted above, and delete and destroy all copies of this message. 

This electronic message is intended to be for the use only of the 
named recipient, and may contain information that is confidential or 
privileged. If you are not the intended recipient, you are hereby 
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notified that any disclosure, copying, distribution or use of the 
contents of this message is strictly prohibited. If you have received this 
message in error or are not the named recipient, please notify us 
immediately by contacting the sender at the electronic mail address 
noted above, and delete and destroy all copies of this message. 



707 Sable Oaks Drive, Suite 30 
South Portland, Maine 04106 
207.772.2515 

April 13, 2018 

Christine Grimando, AICP 
City of Portland 
Planning and Urban Development Department 
Fourth Floor, City Hall 
389 Congress Street 
Portland, ME 04101 

Subject: Fisherman’s Wharf Redevelopment – Conditional Rezoning 
Public Comment – Letter of Support  

Dear Christine: 

Relative to the Planning Board Workshop scheduled for 4/17/18 we would like to include the attached 
Letter of Support from many of the businesses that operate near the referenced project. 

We are requesting that the letter be included in the material provided to Planning Board Members for 
their review and consideration.  We are anticipating additional support and will provide that upon 
receipt.   

Should you have any questions or require additional information, please feel free to contact us. 

Sincerely,  

Gorrill Palmer 

Lucas Anthony, PE  
Project Manager 

CC:  Fisherman’s Wharf Portland, LLC 
David Lloyd, Archetype Architects 
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I. EXECUTIVE SUMMARY 

 

The Reed School property has been a distinct presence in the Riverton neighborhood since its 

inception in 1926, when it served as the area elementary school. In later years it served as the 

central kitchen and a warehouse for the Portland Public Schools. On June 24, 2014 the Portland 

Board of Public Education voted to authorize closing of the former Reed School and transfer of 

the school and grounds to the City of Portland, notifying the City on July 8, 2014. The building 

sits largely empty now, but it remains an integral part of the neighborhood’s fabric and history, 

and in the case of the open space on the site, it remains a frequently used and valued amenity.   

The Reed School Re-Use Advisory Task Force  was created in September of 2014 with a diverse 

membership, consisting of neighborhood representatives and members representing a diversity of 

professional and organizational perspectives, including District 5 Counselor David Brenerman 

and former District 5 Counselor John Coyne as co-chairs, representatives from Portland Society 

for Architecture, Greater Portland Landmarks, Portland Trails, the Parks Commission, the State 

Representative for District #116, and a Workforce Housing specialist to make recommendations 

on process and future uses to insure a sensitive and contextual re-activation of the property. The 

Task Force met five times between November 2014 and June 2015, with an additional meeting by 

a drafting subcommittee to review drafts of the recommendations. The Task Force’s charge was 

to provide recommendations on the future of the Reed School property, including the building 

and the grounds. Originally an elementary school, the Reed School served for many years as the 

central kitchen for the Portland Public Schools, until that function was transferred to Waldron 

Way in 2013. The property is not currently in active use, though it continues to be used for 

intermittent safety trainings and residual storage; the grounds, though unmaintained, serve as 

informal and important neighborhood open space. The Task Force held a site visit, 5 meetings, 

including a public forum, and a drafting subcommittee met to work with Planning staff on earlier 

iterations of this report. The Reed School Re-Use Advisory Task Force presents these 

recommendations on uses for the property, criteria for review of proposals, and the review 

process to the Housing and Community Development Committee for their consideration and 

fulfillment of their charge as assigned by the City Council. 

Below is a summary of the Task Force’s key recommendations:  

 

 Rezone the property from R-3 to R-5, and include a text amendment to the R-5 zone 

allowing artist live/work space.  

 Provide preference for proposals generally consistent with the R-5 zone.  

 Require that all proposals substantially preserve the existing open space as a publically 

accessible neighborhood amenity.  

 Designate the building as a Portland City Landmark.  

 Conduct a two-tier solicitation process consisting of a Request for Qualifications 

followed by a detailed Request for Proposals from up to five top ranked development 

teams. 

 Give preference to the uses that were identified by the Task Force, including residential 

uses, combined living/working spaces, educational uses, and wellness-related uses.  
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These recommendations support the following central themes that arose over the course of a 

thorough and deliberative planning process:  

 

Historic Preservation. Retention of the original building received support from the Task Force, 

and in the Public Forum results. The Maine Historic Preservation Commission has found both the 

original, 1926 structure, and the 1950 addition to be eligible for nomination to the National 

Register of Historic Places. These were found eligible for their combined architectural 

significance, as examples of two distinct types of school styles built before and after WWII, and 

for the way in which the building speaks to the neighborhood’s post-War development. Though 

the retention of the original structure received the most consistent support, both this and the 1950s 

addition are recommended for designation as a locally designated historic landmark. It was 

suggested, in feedback received at Task Force meetings, that there might be particular structural 

challenges with repurposing the 1950 addition;  the Task Force is consequently prioritizing re-use 

of the original structure in their recommendation, and deferring to a determination on feasibility 

for the 1950 addition.  

 

In addition to recognizing that the Reed School building is architecturally valuable to the 

community, historic preservation gained support to the extent it would insure a significant amount 

of design review by the Historic Preservation Board when the site is redeveloped. As a building 

that has long been part of the fabric and history of the neighborhood, but one that stands in 

contrast to the predominantly single family neighborhood immediately abutting it, the quality of 

the redevelopment of the existing building, and any potential modifications or additions, should 

be held to high design standards.  

 

Open Space. The most consistent feedback received regarding the re-use of the site was the value 

of the existing open space is to the community, and how important it is to retain as much of this 

as practicable as a publically accessible amenity. Apart from nearby school grounds, there is no 

parkland within a ½ mile radius of the property, nothing that provides a comparable service. Even 

in its unimproved state, it is frequently utilized. A number of specific variations on the future of 

the open space were discussed, such as ball fields, gardens, playgrounds, passive recreation area, 

or a combination of one or more of these suggestions.  

 

Neighborhood Compatibility. The Task Force recommendations recognize that the preservation 

of the building and the preservation of a significant amount of contiguous open space are 

interrelated goals that require allowing for a greater residential density, and a greater diversity of 

possible uses, than would have otherwise been supported. The recommendations assume that in 

order for the redevelopment of the structure to be viable, while also including preservation of 

open space, a certain amount of flexibility and additional development potential is required.  

There was discussion over the course of the planning process about allowing certain small scale 

commercial uses, such as cafes, on the site. However, out of deference to the residential character 

of the neighborhood, there was most support for the property being made part of the R-5 zone, a 

somewhat more permissive residential zone than the R-3. There was a great deal of support for 

allowing for the possibility of a redevelopment that would incorporate community space, artist 

space, or some creative interpretation of new housing, as well as support for day care, senior care, 

and varied educational uses. All of these articulations of support were framed by the desire for 

new activities on the site to be sensitive to the surrounding community in terms of incorporating 



Final Recommendations and Report of the Reed School Re-Use Advisory Task Force 

 

 

 

  
    5 

 
  

excellent design, and introducing improvements that do not unreasonably impact the character 

and vitality of the area.  
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II. RECOMMENDATIONS ON USE, CRITERIA, AND PROCESS 

 

INTRODUCTION  

 

The Reed School Re-Use Advisory Task Force was created by the City Council on September 15, 

2014 to provide recommendations on the future of the Reed School property, including the 

building and the grounds, at 19 Libby Street.  The Portland Public Schools transferred control of 

the property to the City in July 2014. Originally an elementary school, the Reed School served for 

many years as the central kitchen for the Portland Public Schools, until that function was 

transferred to Waldron Way in 2013. The property is not currently in active use, though it 

continues to be used for intermittent safety trainings and residual storage; the grounds, though 

unmaintained, continue to serve as informal and important neighborhood open space. The Task 

Force held a site visit, 5 meetings, including a public forum, and a drafting subcommittee met to 

work with Planning staff on draft versions of this report. The Reed School Re-Use Advisory Task 

Force presents these recommendations on uses for the property, criteria for review of proposals, 

and the review process to the Housing and Community Development Committee for their 

consideration and fulfillment of their charge as assigned by the City Council. 

 

The document is structured according to the charge to the Task Force established by the City 

Council and is organized by:   

 

A.  Use 

B.  Criteria 

C.  Process 

 

The language is largely framed as might be found in a request for proposals document to ensure 

that the Task Force’s recommendations may be specifically utilized in the request and evaluation 

of proposals.  In drafting an RFP document, the organization will likely require amendment. 

 

  

RECOMMENDATIONS 

 

A. USES 

 

I. Generally 

Re-use of the Reed School building and property is intended to support and enhance the 

integrity of the surrounding neighborhood.  Proposals for re-use of the property will show 

consistency with this intent by sensitively preserving the building and introducing new 

uses, occupants, and improvements that do not unreasonably impact the character and 

vitality of the area.  

 

II. Zoning 

The Reed School property is located in the R-3 residential zone, which provides uses, 

residential density, and dimensional standards consistent with the predominant 

neighborhood character, but in contrast to the Reed School site. Due to the distinct nature 

of this property, the Task Force is recommending that this parcel be rezoned to the R-5 



Final Recommendations and Report of the Reed School Re-Use Advisory Task Force 

 

 

 

  
    7 

 
  

Residential Zone, as a zone that better fits the anticipated future redevelopment of this site 

in regard to permitted uses and dimensional standards. In addition to the zoning map 

change, in response to public input received, the Task Force is recommending a text 

amendment to allow for the following residential use: Combined living/working spaces 

including, but not limited to, artist residences with studio space.  

 

Unlike the current R-3 zone, the R-5 allows for repurposing the existing building, including 

the 1926 original structure, and potentially the mid-century one story addition. As a 

character defining feature of the neighborhood, and of the City’s and Riverton’s history, 

enabling creative repurposing of the original structure, and possibly the 1950 addition, is a 

central component of these recommendations. Consideration of proposals that require 

additional zoning changes, or that alternately propose a contract zone for the property, will 

be reviewed in relation to their consistency with the prioritized uses and criteria below.  

 

III. Uses Encouraged 

The following uses are specifically encouraged to compatibly add value, vitality and 

interest to the Reed School property and surrounding neighborhood.  

 

a. Publicly accessible, contiguous open space that incorporates community gardens, 

playground, or a compelling combination of active and passive recreation areas. 

b. Residential uses, including multi-family residential and senior housing, particularly 

those that help preserve the economic and physical character of the neighborhood.  

c. Combined living/working spaces, including but not limited to artist residences with 

studio space. 

d. Educational uses such as arts education, early childhood education or care, research 

and continuing education.   

e. Wellness-related uses such as adult day care or childcare. 

f. Community spaces such as art studios or a community center. 

g. Creative mix of uses that protect and enhance the character and vitality of the 

neighborhood, provided the mix is a low impact, low traffic combination. 

 

IV. Uses Discouraged 

The following uses are strongly discouraged: 

a. High intensity commercial, industrial, and/or institutional uses or those that include a 

large amount of traffic, parking, and, external impacts; 

b. Residential unit counts that are drastically higher density than allowed under the R-5 

zone are discouraged.   

 

B. CRITERIA 

The City will accept and rate Developer Team proposals for re-use of the Reed School property 

using the following criteria: 

 

I. Thresholds for Evaluating Developer Qualifications 

Prior to requesting full proposals for re-use and development of the Reed School property, 

Development Teams shall submit qualifications to the City. This documentation shall 

include the following information in order to be considered: 
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a. Development Team 

 

Identify the principal members of the development team and their respective roles in the 

project. 

 

b. Program and Redevelopment Description 

 

 Provide a conceptual development and re-use narrative including goals, program, 

business plan and timeline for the development. 

 

c. Development team experience and financial capacity 

       The Qualifications shall include documentation demonstrating that the development 

team can    complete and operate the concept development by supplying:  

 

1. Letters of financial capability from credible financial institutions with experience 

working with principles of the development team; and, 

2. Descriptions and examples of comparable projects or endeavors demonstrating 

adequate experience and expertise of the development team to successfully 

complete and operate the proposal. 

 

II. Criteria for Evaluating Qualifications 

The city will apply the following criteria to rate competing Developer Team qualifications 

for selection to submit full proposals.   

 

a. Use 

 The uses described in the conceptual development and re-use narrative are consistent 

with Section A., Uses, above;  

 

b. Financial Strength and Experience of the Development Team 

  The Development Team has the experience, financial capacity and a proven track 

record to confidently achieve the goals and program(s) described in the conceptual 

development and re-use narrative. 

 

III. Requirements for Full Proposals 

All proposals shall include information and documentation of the following in order to be 

considered:  

a. Development Team 

The proposal shall identify the principal members of the development team and their 

respective roles in the project. 

 

 b.    Restoration of Building 

The proposal shall describe commitments and measures to protect the short-term and 

long-term integrity of the building that at a minimum: 

 

1. Address the stability and safety of the building by immediately protecting the 

structure from further deterioration. 
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2. Preserve the structural and architectural integrity of the building consistent 

with established historic preservation standards.  

  

c. Publicly Accessible Open Space 

                    Publicly accessible open space shall be incorporated into all proposals.   

 

Proposals that require the land area included in the open spaces and or play areas for 

residential density requirements under the R-5 zoning may propose public access 

easements or other methods to preserve the maximum residential density allowed.  

Residential projects proposing that the City retain fee ownership of open areas would 

either lose residential density potential, or would require a zone change to allow 

higher residential density on the residual project site, which would need to be 

evaluated for consistency with these recommendations.   

 

d. Program and Redevelopment Description 

 

The proposal shall include a detailed description of the uses and development of the 

property including sufficient detail for the City to understand the intent of the 

proposal and a zoning assessment for consistency with the R-5 zone. At a minimum 

the proposal shall include: 

1. A re-use narrative describing the development program for interior and exterior 

uses of the property;  

2. Sketch level or conceptual drawings showing proposed improvements including 

floor plans,  elevations, additions, new structures, publicly accessible areas, 

landscaping, parking, site lighting, fencing, and other site features; and,  

3. A project business plan, market analysis, time line, and development pro forma 

demonstrating the long-term success and viability of the project. 

4.  A summary of where the proposal differs with what is permitted in the R-5 zone, 

if applicable. 

5.   Indication of intent to preserve solely the original structure or intent to preserve 

this and the 1950 addition, as well as indication whether there is intent to pursue 

nomination to the National Register of Historic Places for the same.  

 

e. Purchase Offer, Estimated Project Value, and Property Tax Impact to the City 

 

 The proposal shall include: 

1. The purchase offer to the City; 

2. Description & estimated cost of the proposed improvements; 

3. Estimated post-development property value; 

4. Estimated net and gross property tax impacts to the City; 

5.   Any financial support requested from the City for the project. 

 

f. Financial and Technical Capability   

 

 The proposal shall include documentation demonstrating that the development team 

can complete and operate the proposal as described in (b),(c)and (d) above by 

supplying:  
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1. Letters of financial capability from credible financial institutions with experience 

working with principles of the development team; and, 

2. Descriptions and examples of comparable projects or endeavors demonstrating 

adequate experience and expertise of the development team to successfully 

complete and operate the proposal. 

 

IV. Criteria for Prioritizing Full Proposals: 

The city will apply the following criteria to rate competing proposals.  Primary criteria are 

given greater than secondary, but all criteria represent important considerations when 

evaluating and selecting a preferred proposal. All proposals must demonstrate sufficient 

strength of financial and technical capability and the project business plan to successfully 

complete the project in a timely manner in order to be considered.  

 

The Reed School Re-Use Advisory Task Force suggests the following weights be given in 

evaluation of the proposals to the criteria below:   

 

a. Primary Criteria   

The Proposal: 

1. Promotes a positive impact on the neighborhood as demonstrated by specific 

commitments within the proposal.  The character, vitality and property value of 

the neighborhood will be protected and enhanced by the proposal. Any new 

construction shall respond to the physical qualities of a site and complement the 

scale, character and style of the surrounding neighborhood. (25%) 

 

2. Provides a neighborhood amenity.  Proposals including a greater extent and 

higher quality of publically accessible open space will be given a higher 

preference. Proposals that include a portion of community oriented space within 

the building will also be considered favorably. All open space proposals shall 

include a significant portion of contiguous open space on the Libby Street facing 

side of the property, retaining the historic site layout of the property to the 

greatest extent practicable. (20%) 

 

3. Contains one or more of the encouraged uses listed in A.III, above in addition to 

the publically accessible open space indicated in A.III.a. (25%) 

 

4.  Contains a portion of workforce dwelling units (workforce here refers to housing 

units that a household earning 100% of the county’s median income can afford, 

assuming they spend no more than 30% of their income for housing. This is 

currently approximately $75,000 for a family of four) in the event of a proposal 

for new housing. (15%) 

 

Note:  Mixed use proposals that are not consistent with the R-5 zone will be considered, but 

must demonstrate compatibility with the building, the neighborhood and the City’s 

Comprehensive Plan.  

  

b. Secondary Criteria:   
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Note:  When applying the secondary criteria below, the weight of any single or 

collective secondary criteria shall not outweigh any single primary criteria above.  

 

1. Purchase price 

2. Benefits to the City tax base 

 

Secondary criteria 1 and 2 combine for 15% weight in the evaluation of the 

proposals.   

 

C. RECOMMENDED PROCESS FOR REQUESTS FOR AND REVIEW OF PROPOSALS  

 

The Reed School Re-Use Advisory Task Force recommends the following process steps to ensure 

the appropriate re-use and long-term stewardship of the property: 

 

I. Historic Landmark Designation 

 The Task Force recommends that the original structure, as well as the 1950 addition if 

found to be practicable, be retained and that the City Council immediately begins the 

process of designating the building as an individually listed historic landmark. Landmark 

designation will manage change to the building and potential impacts to the surrounding 

neighborhood, as well as provide clear assurances that the character defining features of the 

structure will be preserved.  

 

II. Rezoning of Reed School Property 

The Task Force recommends that the City initiate a Zoning map amendment to the Reed 

School property, from R-3 to R-5, and a Zoning text amendment to allow for Combined 

living/working spaces including, but not limited to, artist residences with studio space.  

 

III. Request for Qualifications 

As soon as possible, the City should widely advertise and aggressively promote a request 

for qualifications (RFQ) from developers and institutions with interest in re-use of the Reed 

School property.  The intent is to generate as much interest as possible from a wide and 

diverse cross-section of developer and institutional interests by providing a low threshold 

for entry to the process.   

 

Interested parties would be asked to submit a concept development and re-use narrative, a 

conceptual business plan, development timeline, and development team qualifications and 

financial capabilities. The RFQ would not require detailed architectural drawings or 

development pro formas as the generation of such documents are expensive and may 

provide a barrier or disincentive for otherwise interested teams to submit.   

 

In publicizing the RFQ, the City should utilize conventional and new media, as well as 

press releases and direct outreach to the development community.  Sufficient time should 

be allowed between the issuance of the RFQ and the deadline for submittal  to encourage 

diverse teams to collaborate and craft creative development concepts that meet the intent 

and specifics outlined in A and B above. 

 

IV. Request for Proposals 
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From 5 or fewer top ranked development teams identified through the Request for 

Qualifications, the City should request full proposals for re-use of the Reed School property 

to be evaluated according to the specifics outlined in A and B above. 

 

V. Review of Proposals 

The Task Force recommends that a Proposal Review Committee be appointed to evaluate 

proposals against the criteria established herein.  In addition to City staff members from 

Purchasing, Finance, and Planning, the Review Committee shall be comprised of 

community representatives including a neighborhood representative, a design professional, 

Greater Portland Landmarks, and a real estate professional.  The Review Committee shall 

report their findings and recommendations back to HCDC at an advertised public hearing.   

 

The HCDC’s recommendation should be reported to the City Council for adoption and 

direction to the City Manager’s Office to negotiate the final terms of sale of the property.   

 

Public participation and testimony will be encouraged at both the HCDC’s meetings the 

and City Council’s public hearings through use of the City’s website and use of the 

interested parties email addresses generated through the Reed School Re-Use Task Force 

process. 
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III. REED SCHOOL RE-USE NEXT STEPS AND TENTATIVE TIMELINE 

 

 

July 8, 2015   HCDC Review of Task Force Recommendations 

 

July 2015 Initiate Rezoning Process with Planning Board 

 

Initiate Historic Landmark Designation Process (Historic Preservation 

Board, Planning Board, City Council, 6 month min.) 

 

Submit Application for Municipal Brownfields Site Assessment Funding 

 

Draft Request for Qualifications (RFQ) and Request for Proposals and 

(RFP) Documents 

 

   Issue RFQ 

 

August 2015  Appointment of Proposal Review Committee 

 

RFQ Due 

 

September 2015 Select Limited # of Development Teams to submit full proposals guided 

by RFP document 

 

Nov./Dec. 2015  Full Proposals Due 

 

January 2016  Review Committee evaluates proposals/interviews Development 

Teams 

 

February 2016  Review Committee recommends lead proposal to HCDC 

 

HCDC votes to recommend lead proposal to City Council 

 

March 2016 City Council reviews HCDC Recommendation and votes to direct the 

City 

 

Manager to negotiate sale of the Reed School property based on the 

conditions and specifications outlined in the selected proposal. 

 

April 2016  Reed School property ownership transfers to the development team 
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IV. APPENDICES 



  

 

The Reed School Re-Use Advisory Task Force will hold a site visit at the former Reed School, 28 

Homestead Avenue, on Thursday, November 20th, at 4:00 PM. The site visit will be immediately 

followed by a meeting at 5:00 PM in the Riverton Elementary School Community Room, 1600 

Forest Avenue.  

The Reed School Re-Use Advisory Task Force was established to:  

 Report potential uses of the property;  

 Develop criteria for making final recommendations on the preferred uses of the 

property;  

 Recommend a process to review proposals for re-use of the property; and  

 Report findings to the City Council’s Housing and Community Development Committee.  

This is a first meeting of the Task Force. The meeting is open to the public. A future forum is 

planned specifically for public feedback on the future of the property, and invitations for that 

event will follow. A webpage on the project can be found at: 

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project 

For more information, please contact Christine Grimando at cdg@portlandmaine.gov or  

207-874-8608.  

 

 

 

 

 

 

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

What:     Reed School Re-Use Advisory Task Force 

When:    May 21st, 6:30 PM 

Where:   Riverton Elementary Large Learning Room 

                  1600 Forest Avenue 
 

The Reed School Re-Use Advisory Task Force 

meeting will be held in the Large Learning 

Room, accessed through the school’s front 

entrance. 

Questions and comments regarding the re-use of the Reed School property can 
be forwarded to Christine Grimando, Senior Planner at (207) 874-8608 or 
emailed to cdg@portlandmaine.gov. 
http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project#  
 
 
 
 

For More Information 

mailto:cdg@portlandmaine.gov
http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project


****** NOTICE ****** 

of 

Pubic Meeting 

************ 

 
Reed School Re-Use: 

A Public Meeting on the Future Use of the Building and Grounds 

 
************ 

 
The City of Portland and the Reed School Re-Use Advisory Task Force invite the public to provide 

input on the future of the former Reed School, located between Libby Street and Homestead Avenue in 

the Riverton neighborhood.  

 

The Reed School facility consists of a 33,692 structure on approximately 2.5 acres. Originally a utilized 

as a school, it was more recently the central kitchen and warehouse for the Portland Public Schools. In 

June of 2014 the property was transferred from the Portland Public Schools to the City of Portland. The 

Task Force was created in September to report on preferred uses of the property, and develop criteria for 

prioritizing future review proposals for redevelopment of the property.  

 

The Task Force and City Planning staff seeks opinions and insights from the Riverton neighborhood, 

design professionals, real estate professionals, and anyone  interested in the future of this important 

property. At the Public Meeting, City of Portland staff and Task Force members will present information 

on building and neighborhood context, and a range of ideas that have been discussed for the building to 

date. The Public will be invited to provide additional ideas, for incorporation into the eventual 

recommendations on prioritized uses made by the Task Force to the City Council for consideration.  

 
Questions and comments regarding the re-use of the Reed School property can be forwarded to 
Christine Grimando, Senior Planner at (207) 874-8608 or emailed to cdg@portlandmaine.gov. 
 
Background material for the process and meeting can be found at:  
 
http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project 
 
************ 
What: Reed School Re-Use Public Meeting 

When: January 29th, 6:30 to 8:00 pm 

Where: Riverton Elementary School Community Room, 1600 Forest Avenue 

 

mailto:cdg@portlandmaine.gov
http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project
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Reed School Public Meeting on 

Options for Re-Use

1

Welcome and Introductions

Reed School Students, ca. 1931. 
Collections of Maine Historical Society.

Reed School Re-Use Task Force Members

John Coyne/Councilor David Brenerman, Co-Chairs

HCDC Committee Liaison Designee - David Brenerman

Portland Planning Board Designee - Sean Dundon

Riverton Community Association Designees (2) 

Portland Trails Designee - Kara Wooldrik

Workforce Housing Designee - Jan McCormick

Portland Society for Architecture Designee - Leslie Burnham

Greater Portland Landmarks Designee - Hilary Bassett or Designee

GPCOG Designee - Rebeccah Schaffner

Denise Harlow, State Representative, District #116

Riverton Elementary PTO Designee - Gina MacVane or Designee 

Parks Commission Designee 

Parks Commission 

Elise Scala - Riverton resident

2
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Reed School from Libby Street

Welcome and Introductions of the Task Force

Charge to the Task Force Review Agenda and Meeting Format 

Reed School Context 

Potential Re-Use Options for Building and Grounds

Break to distribute keypad voting clickers

Survey of Re-Use Options

Discussion on Re-Use Voting Results

Next Steps

Adjourn

Agenda

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project#

Meeting Goals and Task Force 

Charge

The Reed School Re-Use Advisory Task Force 
was established to: 

 Report potential uses of the property; 

 Develop criteria for making final 
recommendations on the preferred uses of 
the property; 

 Recommend a process to review proposals 
for re-use of the property; and 

 Report findings to the City Council’s Housing 
and Community Development Committee 
within six months of Task Force inception.  

4
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Reed School from Libby Street

Recent Precedents

Nathan Clifford School

• Being converted to 

market rate 22 

apartments. 

Adams School

• 16 workforce 

condominiums (8 2 

bedroom/8 3 bedroom)
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Context

7

Context

19261950
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Existing Buildings

9

Existing Buildings

10



6/29/2015

6

Open Space Context

11

Open Space Context

12
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Zoning Context

1 Single‑family 

2 Planned residential unit development (PRUD)

3 Handicapped family unit, for handicapped persons plus staff

2 Parks, and other active and passive noncommercial recreation spaces

3 Accessory uses

4 Home occupations

5 Municipal uses

6 Wind energy systems

Residential:

1 Sheltered care group homes

2 Accessory Dwelling Units

Institutional: 

1 Elementary, middle, and secondary school

2 a. Long‑term and extended care facilities

b. Intermediate care facility for thirteen (13) or more persons

3 Places of assembly

4 Hospital

The following conditional uses are permitted in the R‑3 residential zone:

The following uses are permitted in the R‑3 residential zone:

R‐3 Permitted and Conditional Uses

13

Zoning Context

14
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Riverton Demographics
 Total Residents 5,578 (8.4% of Portland Total)

 Total Households: 2,165

 Riverton Population 18 and under: 24.4% 

 (17.1% for Portland)

 Riverton Population 65 and over: 8.5%

 Median Age: 33

 Total % Owner-Occupied Units: 57.6 (42.7 Portland)

 Total % Renter-Occupied Units: 42.4 (57.3 Portland)

 Housing Units in Multi-Units: 29.4% (54% Portland)

 Average Household Size: 2.5

 Median Home Value: $173,394 (2012, Block Group)

 Homeowner and Rental Vacancy Rates less than 1% (Block Group)

15

Potential Re-Uses 

 Educational

 Residential

 Wellness

 Community Space

 Mixed Use

16
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Education

 Continuing Education

 Arts Education

 Private School

 Pre-K

 Research

17

Residential

 Market Rate

 Condominiums

 Rental Apartments

 Affordable 

 Workforce

 Inclusionary

 Senior housing

 Live/Work

18
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Wellness

 Health Care

 Adult Day Care

 Childcare

 Respite Care

19

Community Space

 Community Center

 Artist Studios

 Coworking/Incubator Space

 Makerspace

20
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Mixed Use

 Residential/Non-residential mix

 Artist Studio + Classes + Work for Sale

 Other combinations possible

21

Open Space

 Community Garden

 Athletic Fields

 Dog Park

 Passive Recreation

 Unimproved

 None 

22
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Do You Support Retention of 

the Existing Building(s)?

A. Yes

B. No

C. Indifferent

Ye
s

No

In
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ffe
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nt

66%

16%19%

24
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Do You Support Educational 

Re-Use of the Reed School

A. Yes

B. No

Ye
s

No

47%
53%

25

What types of Educational 

Uses Would You Support?

A. Continuing Education

B. Arts Education

C. Private School

D. Charter School

E. Pre-K

F. Research Facility

G. None

Co
nt
in
ui
ng
 E
du
ca
tio
n

Ar
ts
 E
du
ca
tio
n

Pr
iv
at
e 
Sc
ho
ol

Ch
ar
te
r S
ch
oo
l

Pr
e‐
K

Re
se
ar
ch
 Fa
cil
ity

No
ne

16%

19%

11%

15%15%
16%

9%

26



6/29/2015

14

Do You Support Residential 

Re-Use of the Reed School

A. Yes

B. No

Ye
s

No

23%

77%

27

Which Residential Uses Do 

You Support?

A. Market Rate Owner 
Occupied

B. Market Rate Rental

C. Workforce Condo

D. Workforce Rental

E. Affordable Housing

F. Inclusionary

G. Senior Housing 

H. Artist Live/Work

I. None
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Do You Support a Wellness 

Re-Use of the Reed School?

A. Yes

B. No

Ye
s

No

50%50%

29

Which Wellness Uses Do You 

Support?

A. Healthcare

B. Adult Day Care

C. Child Care

D. Respite Care

E. Fitness Center

F. None
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15%
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Do You Support a Community 

Space Re-Use of the Reed 

School?

A. Yes

B. No

Ye
s

No

51%49%

31

Which Community Space 

Uses Do You Support?

A. Community Center

B. Art Studios

C. Coworking/Incubator 
Space

D. Makerspace

E. None
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Do You Support Mixed Uses at 

the Reed School Site?

A. Yes

B. No

Ye
s

No

22%

78%

33

Do You Support Retention of Open Space at 

the Reed School Site?

A. Yes

B. No

Ye
s

No

17%

83%

34



6/29/2015

18

Which Types of Open Space 

do you Support?

A. Community Garden

B. Athletic Fields

C. Dog Park

D. Passive Recreation

E. Playground

F. Unimproved

G. None
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Discussion
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Next Steps

 Task Force meets to assess input to date, follow-up on 

Historic Preservation, Comprehensive Plan Policies, etc. 

 Drafting Subcommittee meets to produce 1st draft of 

recommendations.

 Task Force meetings to review draft and final report.

For more information contact: Christine Grimando, Senior Planner. 

cdg@portlandmaine.gov or 207-874-8608

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project#
37



R-3 R-5

Residential: 6,500 SF Residential: 6,000 SF

Sing. Fam to 2-Fam: 10,000 SF Long-term, extended,  intermediate care: 2 ac.
School: 30,000 SF
Place of assembly: see code

School: 2 ac. Municipal: 6,000  SF
Place of assembly: see code Hospital: 5ac.
Municipal: 6,500 SF College, univ.: 2 ac.
Hospital: 10 ac. Multiplex: 9,000 SF
PRUD: 3 ac. PRUD: 2 ac.
Other: 6,500 SF Lodging house: 9,000 SF

Other: 6,000 SF

PRUD: 6,500 SF net land area PRUD: 3,000 SF

Special needs independent living units: , 3,600-

4,800 SF

Other: 3,000 SF, except as provided for multiplex

Min. Street Frontage 50 ft. 50 ft.

Min. Lot Width 65 ft. 60 ft.; 90 ft. for multiplex

Principal or attached accessory > 100 

SF: 25 ft.
Principal or attached accessory > 100 SF: 20 ft.

Accessory detached <144 SF: 5 ft. Accessory detached <144 SF: 5 ft.

1 story:  8 ft. 1 story:  8 ft.

1 1/2 stories :  8 ft. 1 1/2 stories :  8 ft.

2 stories : 14 ft. 2 stories : 12 ft.

2 1/2 stories: 16 ft. 2 1/2 stories: 14 ft.

Accessory detached <144 SF: 5 ft. Accessory detached <144 SF: 5 ft.

Side yard on side street: 20 ft. Side yard on side street: 15 ft.

Max. Lot Coverage 35% 40%

20 ft. (principal or accessory)

Min. Rear Yard

Min. Side Yard

Max. Structure Height
Principal or attached accessory: 35 ft. Principal or attached accessory: 35 ft.

Accessory detached: 18 ft. Accessory detached: 18 ft.

Min. Lot Size

Long-term, extended, intermediate 

care: 2 ac.

Min. Lot Area per D.U.
Other: 6,500 SF

Min. Front Yard 25 ft. (principal or accessory)



R-3 R-5

Single-family and two-family dwellings • •

Handicapped family units • •

Single-family single- or multiple-component manufactured housing • •

Combined living/working spaces X

PRUDs • •

Multiplex development •

Governmental buildings and uses/municipal uses • •

Accessory uses • •

Parks • •

Home occupation • •

Special needs independent living units •

Wind energy systems • •

Sheltered care group homes • •

Additional accessory dwelling units • •

Alteration of non-residential structure to 3+ dwelling units •

Conversion of multi-family structure to lodging house •

Schools • •

Long-term and extended care facilities • •

Intermediate care facility • •

Places of assembly • •

Hospitals • •

Day care facilities • •

College, university, trade schools •

Utility substations • •

Off-street parking • •

Temporary wind anemometer towers • •

Wind energy systems • •
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From:  Jonah Fertig <jonah.fertig@gmail.com> 

To: "cdg@portlandmaine.gov" <cdg@portlandmaine.gov> 
Date:  2/2/2015 12:53 PM 

Subject:  Reed Street School 

 
Hello Christine, 

I recently learned about the re-use process for the Reed Street School. I was unable make the meeting last week as I just learned about it today. I 

am the co-chair of the Urban Agriculture Sub-Committee of the Mayor's Initiative for a Healthy and Sustainable Food System and co-chair of the 
Machigonne Community Land Trust. In the first role I'm working to secure land for urban agriculture and in the second role Im working to secure 

land for affordable housing. So I'd love to provide some input into this process and be kept abreast of future meetings and opportunities for input. 

Thanks, 
Jonah Fertig 

 

Sent from my iPhone 



From:  Ashley Bahlkow <bahlkow.a@gmail.com> 

To: <cdg@portlandmaine.gov> 
Date:  2/2/2015 11:40 AM 

Subject:  Make Reed School Portland's Urban Farm! 

 
Hi Christine, 

 

I'm a Portland resident and I wanted to express my desire to use the Reed 
School land as an urban farm to grow food for the city and/or a community 

garden. Burlington, VT's Intervale is a great example of city land use. The 

Intervale is huge, but an amazing community resource and tourist 
attraction. Check it out at 

http://www.intervale.org/what-we-do/mission-vision/. I realize Reed St. 

doesn't have enough land for a farm incubator program and all that the 
Intervale encompasses, however, I think similar could be achieved on a 

smaller scale and that expands Portland's food security. 

 
Thank you for taking the time to read my response. 

have a good day 

Ashley Bahlkow 

79 Congress St. Apt. L Portland 



From:  <jogero@myfairpoint.net> 

To: <cdg@portlandmaine.gov> 
Date:  2/2/2015 9:21 AM 

Subject:  Reed  School 

 
 

 Hello Christine,  

 
             I live near Homestead Avenue and Libby Street. I drive by the former Reed School everyday and often think how this statuous 

building could be an asset to the city of Portland. I would like to pass on my thoughts. I feel the building would be bendficial as a secondary site 

for city offices, such as car registrations, voter registrations, one one floor. On a second floor, my thought would be to relocate the Maine 
Historical Society.  

 

                                                                                                                                         Best of 
Luck on this project,  

 

                                                                                                                                                         
Geri Rose 



From:  Judith Southworth <jsouthworth@CCMAINE.ORG> 

To: "'cdg@portlandmaine.gov'" <cdg@portlandmaine.gov> 
Date:  1/31/2015 12:30 PM 

Subject:  Please consider Portland's Urban Farm 

 
Hello, 

Please consider using the Reed School land to establish Portland's Urban Farm for growing food for residents. 

Sincerely, 
Judith Southworth 

 

 



From:  Hazel Onsrud <hazel.onsrud@gmail.com> 

To: <cdg@portlandmaine.gov> 
Date:  1/30/2015 3:41 PM 

Subject:  Reed School property 

 
Dear Ms. Grimando, 

 

I think it would be great if the Reed School property could connect with 
the local food movement, specifically the urban agriculture portion of the 

the Mayor's Initiative in order to facilitate more growing space which is 

desperately needed in our community. 
 

Thanks! 

Best wishes, 
Hazel 

 

--  
Hazel Onsrud 

hazel.onsrud@gmail.com 

207.299.2657 



From:  Anna Sommo <annasommo@gmail.com> 

To: <cdg@portlandmaine.gov> 
Date:  1/30/2015 3:19 PM 

Subject:  Reed School Input 

 
Hello! 

 

I would like to put in my comment to encourage the city to turn the Reed 
School into an urban farm. Urban agriculture is a great way to accomplish 

many goals- growing food close to home, providing an outdoor classroom for 

students of all ages, preserving open space and many more. Agriculture 
brings together people from many backgrounds, and it is projects such as 

these that encourage people to move to places like Portland. 

 
Here are some examples of incredible urban farms in New York: 

http://inhabitat.com/nyc/top-5-urban-farms-in-new-york-city/. 

 
Many thanks for your time and consideration. 

 

Sincerely, 

Anna Sommo 



MEETING NOTICE:  The City Council's Housing and Community Development Committee will meet 

on Wednesday, July 8th at 5:30 pm in City Hall, Room 209 to review the Final Recommendations and 

Report of the Reed School Re-Use Advisory Task Force and a draft Request for Qualifications regarding 

the possible sale and development of city-owned property at 19 Libby Street (also fronting on Homestead 

Avenue). For more information contact Christine Grimando, Senior Planner, 874-8608 or 

cdg@portlandmaine.gov.  Information regarding this item will be available after 4:00 pm on July 2nd on 

the city website, http://www.portlandmaine.gov/582/Housing-Community-Development-Committee, 

under Most Recent Agenda. 

 

mailto:cdg@portlandmaine.gov
http://www.portlandmaine.gov/582/Housing-Community-Development-Committee
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CITY of PORTLAND, MAINE 

Request for Qualifications 

 

Expression of Interest 

Re-use and Re-Development of the Reed School property  

19 Libby Street, Portland Maine  

 

Portland Planning and Urban Development Department 

 

Sealed responses to provide expression of interest and evidence of qualification to re-develop the 

Reed School property, situated between Homestead Avenue and Libby Street, will be received 

by the Purchasing Office, City Hall, Room 103, 389 Congress Street, Portland, Maine 04101 

until 3:00 p.m. (DATE), 2015*, at which time they will be publicly opened.  

 

Proposals shall be submitted in envelopes plainly marked on the outside with the RFQ’s title and 

number.  No late, faxed, or electronic proposals shall be accepted. 

 

Proposals from proposers not registered with the Purchasing Office may be rejected; receipt of 

this document directly from the City of Portland indicates registration.  Should an interested 

party receive this Request from a source other than the City, please contact 207-874-8654 to 

ensure that your firm is listed as a vendor for this RFP. 

 

Respondents are required to have a representative at a pre-submission walk through of the 

property scheduled for (DATE/TIME). 

 

QUESTIONS 

 

All questions shall be made in writing only, can be hand delivered, mailed to the Purchasing 

Office, faxed to 207-874-8652 or e-mailed to mff@portlandmaine.gov , being received no later 

than July X, 2015. A written response, if provided, will be in the form of an Addendum.  

Corrections or changes to this document will be made only by written addendum; any oral 

explanation or interpretation shall not be binding.  

 

GENERAL INFORMATION 

 

The disposal of this real estate shall be on the basis of a negotiated proposal, with the City of 

Portland reserving the right to refuse any and all proposals.  All proposers are advised that the 

property will be sold “as-is” and “where is,” in its existing condition, with no warranties to be 

expressed or implied.  The City disclaims any and all responsibility for injury to proposers, their 

agents or others while examining the property or at any other time.  The property will be 

conveyed by quitclaim deed. 

 

Any and all improvements made to said property must be done in accordance with existing City 

Codes and Ordinances. 

mailto:mff@portlandmaine.gov
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BACKGROUND  

 

The City requests qualifications from developers and institutions with interest in re-use and re-

development of the Reed School property. The City seeks a new owner for the property and re-

development of the former central kitchen and school building.   

 

The building is currently under consideration for listing as a locally designated historic 

landmark, and all potential developers should anticipated that alterations and repairs to the 

school and grounds will be reviewable under the City’s Historic Preservation Ordinance.  

 

Interested parties are asked to submit a concept development and re-use narrative, general 

project budget with projected funding sources, development timeline, and development team 

qualifications and financial capabilities.  This RFQ does not require detailed architectural 

drawings or development pro formas.   

 

Based on the relative strength of the development teams and the proposal narratives, the City 

will select top-tier, financially viable development teams to present full proposal packets through 

an invitation only Request for Proposals (RFP).  

 

This request for qualifications results from the July 8, 2015 acceptance by the City Council’s 

Housing and Community Development Committee of the recommendations of the Reed Re-Use 

Advisory Task Force.  In preparing responses to this request, respondents are directed to the 

Final Recommendations and Report of the Reed School Re-Use Advisory Task Force and 

background material at:   

 

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project  

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project
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USES CONSIDERED 

 

I. Generally 

Re-use of the Reed School building and property is intended to support and enhance the 

integrity of the surrounding neighborhood.  Proposals for re-use of the property will show 

consistency with this intent by sensitively preserving the building, maintaining publicly 

accessible open space, and introducing new uses, occupants, and improvements that do 

not unreasonably impact the character and vitality of the area.  

 

II. Existing Zoning 

Due to the distinct nature of this property, the City of Portland is pursuing rezoning of the 

property from R-3 to the R-5 residential zone, as one that better fits the anticipated future 

redevelopment of this site in regard to permitted uses and dimensional standards. The  

zoning map change will be accompanied by a  text amendment to the R-5 zone to allow 

for the following residential use: Combined living/working spaces including, but not 

limited to, artist residences with studio space.  

 

Consideration of proposals that require additional zoning changes, or that alternately 

propose a contract zone for the property, will be reviewed in relation to their consistency 

with the prioritized uses and criteria below.  

 

Proposals that include residential unit counts that significantly exceed the current 

maximum R-5 allowances are discouraged.  

 

III. Uses Encouraged 

The following uses are specifically encouraged to compatibly add value, vitality and 

interest to the Reed School property and surrounding neighborhood.  

a. Publicly accessible, contiguous open space that incorporates community gardens, 

playground, or a compelling combination of active and passive recreation areas. 

b. Residential uses, including multi-family residential and senior housing, particularly 

those that help preserve the economic and physical character of the neighborhood.  

c. Combined living/working spaces, including but not limited to artist residences with 

studio space. 

d. Educational uses such as arts education, early childhood education or care, research 

and continuing education.   

e. Wellness-related uses such as adult day care or childcare. 

f. Community spaces such as art studios or a community center. 

g. Creative mix of uses that protect and enhance the character and vitality of the 

neighborhood, provided the mix is a low impact, low traffic combination. 
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IV. Uses Discouraged 

The following uses are strongly discouraged: 

a. High intensity commercial, industrial, and/or institutional uses or those that 

include a large amount of traffic, parking, and, external impacts; 

b. Residential unit counts that are drastically higher density than allowed under the 

R-5 zone are discouraged.   

 

GENERAL INFORMATION 

 

Location: 19 Libby Street, Portland, Maine 04103 

 

Current use: Uninhabited. Intermittent fire life safety trainings take place on sight on a 

temporary basis.  

 

Condition of the property at the time of sale: The existing structure is currently unoccupied.   

 

Environmental Conditions: The City of Portland does not have any specifics with regard to 

environmental conditions and makes no representations or guarantees with respect to the 

environmental condition of the site. 

 

Note: All respondents should investigate legal and zoning requirements for proposed 

projects prior to submission of proposal.  The City's Zoning Administrator can be 

contacted at (207) 874-8709.  The City's Planning Office can be contacted at (207) 874-

8719.  

 

PROCESS OUTLINE 

 

I. Submissions will be reviewed for completeness. 

 

II. City Staff and a Proposal Review Committee will review the submissions and select a final list of 

qualified proposers. 

 

III. Upon completion of the list, an RFP document outlining specific project details and submission 

requirements will be sent to the pre-qualified interested parties. 

 

Respondents are required to have a representative at a pre-submission walk through of the 

property scheduled for (DATE/TIME).  Development Team representatives will meet in the 

parking area at the rear/southerly side of the building.  The tour, which will be attended by City 

Planning and Facilities staff, will begin promptly at X:X0 p.m. and take approximately 1 hour.   

 

Please be advised that responding to this inquiry will not ensure that your firm is placed upon the 

final Proposers List.  However failure to respond will eliminate you from the list. The selection of 

bidders on the final Proposers List will be based upon a detailed evaluation of these responses, 

and will be chosen in the best interests of the City of Portland, Maine according to the following 

criteria: 
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CRITERIA 

The city will apply the following criteria to rate competing Developer Team qualifications for selection 

to submit full proposals.   

 

I. Use        50% Weight 

 The uses described in the conceptual development and re-use narrative are consistent with the 

recommendations of the Reed School Re-Use Advisory Task Force, as summarized in the Uses 

Considered section above; and, 

 

II. Financial Strength and Experience of the Development Team  50% Weight 

 The Development Team has the experience, financial capacity and a proven track record to 

confidently achieve the goals and program(s) described in the conceptual development and re-

use narrative. 

 

SUBMISSION INFORMATION 

   

I. Development Narrative – Provide a concept development and re-use narrative, general project 

budget with projected funding sources, and development timeline. The proposed uses, unit 

counts, and nature and extent of occupation of the Reed School building and site must be 

included.  Sketch level drawings may be useful to augment this information but are not required. 

This RFQ does not require detailed architectural drawings or development pro formas. 

 

II. A complete description of the structure of your team, including administration and project 

management team as well as major shareholders. 

 

a. Developer – Name, address, telephone, fax number of the proposed 

b. Owner/developer and the name(s) of an alternative contact person(s) 

 

III. Developer Capacity – Identify the qualifications and experience of the development team for the 

project including a list of previously completed projects similar to the proposed project. This 

may include key staff of the developer, architect, general contractor and future property 

management. The submission should include indication of experience with similar development 

projects, and experience with Historic Preservation projects, where applicable. 

 

IV. A list of current projects, with a brief description of type, and expected completion dates. 

 

V. A list of projects of comparable size and complexity that you have developed in the past five 

years.  Provide photos, demonstrative drawings and project particulars.  

 

VI. A list of not less than four recent (within the past five years) client references for similar size or 

complexity of project, complete with names and contact information (phone and email ideally), 

and date of project completion. 

 

VII. Evidence of financing capability sufficient to undertake a project of this scope, including a letter 

of reference from a Financial Institution.   
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VIII. Eight (8) copies, with the original so marked, of each submittal along with a single digital copy. 

 

Reservation of Rights 

 

The City reserves the right to waive any informalities in proposals, to accept any proposal or portions 

thereof (Proposers are advised to note this and quote accordingly) and to reject any or all responses 

should it be deemed for the best interest of the City to do so.  The City reserves the right to substantiate 

the Proposer’s qualifications, capability to perform, availability, past performance record and to verify 

that the proposer is current in its obligations to the City, as follows:  The successful bidder shall agree to 

defend, indemnify and save the City harmless from all losses, costs or damages caused by its acts or 

those of its agents, and, before signing the contract, will produce evidence satisfactory to the City’s 

Corporation Counsel of coverage for General Public and Automobile Liability insurance in amounts not 

less than $400,000 per person, for bodily injury, death and property damage, protecting the contractor 

and the City, and naming the City as an additional insured from such claims, and shall also procure 

Workers’ Compensation insurance. 

 

All materials and equipment used as well as all methods of construction and/or demolition shall comply 

at a minimum with any and all Federal, OSHA, State and/or local codes, including applicable municipal 

ordinances and regulations. 

 

Equal Employment Opportunities. Vendor shall comply fully with the Nondiscrimination and Equal 

Opportunity Provisions of the Workforce Investment Act of 1998, as amended (WIA, 29 CFR part 37); 

the Nontraditional Employment for Women Act of 1991; title VI of the Civil Rights Act of 1964, as 

amended; section 504 of the Rehabilitation Act of 1973, as amended; the Age Discrimination Act of 

1975, as amended; title IX of the Education Amendments of 1972, as amended; and with all applicable 

requirements imposed by or pursuant to regulations implementing those laws, including but not limited 

to 29 CFR part 37. 

 

Pursuant to City procurement policy and ordinance, the City is unable to contract with businesses or 

individuals who are delinquent in their financial obligations to the City.  These obligations may include 

but are not limited to real estate and personal property taxes and sewer user fees.  Proposers who are 

delinquent in their financial obligations to the City must do one of the following:  bring the obligation 

current, negotiate a payment plan with the City’s Treasury office, or agree to an offset which shall be 

established by the contract which shall be issued to the successful bidder. 

 

It is the custom of the City of Portland, Maine to pay its bills 30 days following equipment delivery and 

acceptance, and following the receipt of correct invoices for all items covered by the purchase order.   In 

submitting bids under these specifications, bidders should take into account all discounts; both trade and 

time allowed in accordance with this payment policy and quote a net price.  The City is exempt from the 

State's sales and use tax as well as all Federal excise taxes. 

 

 

June 25, 2015      Matthew F. Fitzgerald 

      Purchasing Manager 
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Attachments:   Go to:  http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project  

 

 

 

 

 

http://www.portlandmaine.gov/1348/Reed-School-Reuse-Project
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PROPOSAL 

 

NOTE: THESE PAGES ARE TO BE COMPLETED AND RETURNED 

 

 

The UNDERSIGNED hereby declares that he/she or they are the only person(s), firm or corporation 

interested in this proposal as principal, which it is made without any connection with any other person(s), 

firm or corporation submitting a proposal for the same. 

 

The UNDERSIGNED hereby declares that they have read and understand all conditions as outlined in the 

Request for Proposals, and that the proposal is made in accordance with same.  

 

The UNDERSIGNED hereby declares that any person(s) employed by the City of Portland, Maine, who has 

direct or indirect personal or financial interest in this proposal or in any portion of the profits which may be 

derived therefrom has been identified and the interest disclosed by separate attachment.  (Please include in 

your disclosure any interest which you know of.  An example of a direct interest would be a City employee 

who would be paid to perform services under this proposal.  An example of an indirect interest would be a 

City employee who is related to any officers, employees, principal or shareholders of your firm or to you.  If 

in doubt as to status or interest, please disclose to the extent known). 

 

The proposer acknowledges the receipt of Addenda numbered ___________________________ 

 

COMPANY NAME: _________________________________________________________________ 

                                           (Individual, Partnership, Corporation, Joint Venture) 

 

AUTHORIZED SIGNATURE:                                               ________        DATE: _________________ 
                                                             (Officer, Authorized Individual or Owner) 

 

PRINT NAME & TITLE: _______________________________________________________________ 

 

ADDRESS: __________________________________________________________________________ 

 

                 ____________________________________________________________________________ 

 

E-MAIL ADDRESS: ______________________________________________ 

 

TELEPHONE:                                                               FAX: _________________________________ 

 

FEDERAL TAX I.D. NUMBER: _______________________________________________________ 

 

STATE OF INCORPORATION     ________________________________________________                   

 

(If incorporated in another State, businesses must be authorized to do business in the State of Maine.) 



Tuck O’Brien 
City Planning Director, Planning Division 

Att. 2



 

 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 





Zoning Map, Text Amendment, 
Contract or Conditional Rezoning Application 

Portland, Maine 
Planning and Urban Development Department 

Planning Division 

Portland’s Planning and Urban Development Department coordinates the review of requests for zoning map 
amendments, zoning text amendments and contract or conditional re-zoning.  The Division also coordinates site plan, 
subdivision and other applications under the City’s Land Use Code.  Attached is the application form for a Zoning Map, 
Text Amendment or Contract/Conditional Rezonings. 

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14), 
Design Manual and Technical Manual. 

Planning Division Office Hours 
Fourth Floor, City Hall Monday thru Friday 
389 Congress Street 8:00 a.m. – 4:30 p.m. 
(207) 874-8719 
planning@portlandmaine.gov 

Att. 3

http://www.portlandmaine.gov/documentcenter/view/1080
http://me-portland.civicplus.com/DocumentCenter/View/3415
http://me-portland.civicplus.com/DocumentCenter/View/2211
mailto:planning@portlandmaine.gov


 
 

I. Project Information (Please enter n/a on those fields that are not applicable) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
II. Contact Information (Please enter n/a on those fields that are not applicable) 
 
 APPLICANT 

Name:  
Business Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 
 

Project Name:  
Proposed Development Address:  
Project Description:  
Chart/Block/Lot:  
Right, Title or Interest (Please identify 
the status of the applicant’s right, 
title, or interest in the subject 
property – for example a deed, option 
or contract to purchase or lease the 
subject property) 
 

 

Existing Use (Describe the existing use 
of the subject property) 
 

 

Current Zoning Designation: 
 

 

Proposed Use of the Property (Please 
describe the proposed use of the 
subject property.  If construction or 
development is proposed, please 
describe any changes to the physical 
condition of the property) 
 

 
 

Vicinity Map (Attach a map showing the subject parcel and abutting parcels, labeled as to ownership 
and/or current use) 
Site Plan  (On a separate sheet, please provide a site plan of the property showing existing and 
proposed improvements, including such features as buildings, parking, driveways, walkways, landscape 
and property boundaries.  This may be a professionally drawn plan, or a carefully drawn plan – to scale 
– by the applicant.  (Scale to suit, range from 1’ = 10’ to 1’ = 50’.)  Contract and conditional rezoning 
applications may require additional site plans and written material that address physical development 
and operation of the property to ensure that the rezoning and subsequent development are consistent 
with the comprehensive plan, meet applicable land use regulations, and compatible with the 
surrounding neighborhood) 



 
 

 OWNER 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 AGENT/REPRESENTATIVE 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 BILLING (to whom invoices will be forwarded to) 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 ENGINEER 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 
 
 
 
 
 
 
 



 
 

  
 SURVEYOR 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 ARCHITECT 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 ATTORNEY 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 DESIGNATED PERSON(S) FOR UPLOADING INTO e-PLAN 

Name:  
E-mail:  
 
Name:  
E-mail:  
 
Name:  
E-mail:  

 
  



III. APPLICATION FEES (check applicable review)

Zoning Map Amendment 
from (          ) zone to (          ) zone 

$3,000.00 

Zoning Text Amendment  
to Section 14- (          ) 
(For a zoning text amendment, attach on a 
separate sheet the exact language being 
proposed, including existing relevant text, in 
which language to be deleted is depicted as 
crossed out (example). 

$3,000.00 

Combination Zoning Text Amendment and 
Zoning Map Amendment 

$4,000.00 

Conditional or Contract Zone   
(A conditional or contract rezoning may be 
requested by an applicant in cases where 
limitations, conditions, or special assurance 
related to the physical development and 
operation of the property are needed to 
ensure that the rezoning and subsequent 
development are consistent with the 
comprehensive plan, meet applicable land 
use regulations, and compatible with the 
surrounding neighborhood.  Please refer to 
Division 1.5, Section 14-60-62.) 

$5,000.00 

IV. FEES ASSESSED AND INVOICED SEPARATELY
• Notices to abutters (receipt of application, workshop and public hearing meetings) ($.75 each)
• Legal Ad in the Newspaper (% of total ad)
• Planning Review ($52.00 hour)
• Legal Review ($75.00 hour)
• Third Party Review (all outside reviews or analysis, eg. Traffic/Peer Engineer, are the responsibility of the

applicant and will be assessed and billed separately)



 
 

VI. APPLICANT SIGNATURE 
 
By digitally signing the attached document(s), you are signifying your understanding this is a legal document and your 
electronic signature is considered a legal signature per Maine state law.   
 
I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the 
proposed work and that I have been authorized by the owner to make this application as his/her authorized agent. I 
agree to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in this application is 
issued, I certify that the Planning Authority and Code Enforcement’s authorized representative shall have the authority 
to enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this 
permit.  
 
This application is for a Map Amendment, Text Amendment, Conditional or Contract Rezoning review. It is not a 
permit to begin construction. An approved site plan, a Performance Guarantee, Inspection Fee, Building Permit, and 
associated fees will be required prior to construction. Other Federal, State or local permits may be required prior to 
construction, which are the responsibility of the applicant to obtain.  
 
Signature of Applicant:  

Date:  

 
 
 



DIVISION 4. R-3 RESIDENTIAL ZONE*
------ 

*Editor's note--Ord. No. 534-84, adopted May 7, 1984,

repealed Div. 4, §§ 14-87--14-90, and enacted a new Div. 4, §§ 

14-86--14-91. Formerly, Div. 4 was derived from Code 1968, § 

602.4.A--D, and the following ordinances: Ord. No. 49-74, 

372-75, 406-75, 34-76, 145-79, 145-81, 303-81, 90-83, and 

499-74. 
------ 

Sec. 14-86. Purpose. 

The purpose of the R-3 residential zone is: 

To provide for medium-density residential development 

characterized by single-family homes on individual lots 

and also to provide for planned residential unit 

developments on substantially sized parcels. Such 

development shall respond to the physical qualities of 

a site and complement the scale, character and style of 

the surrounding neighborhood. 
(Ord. No. 534-84, 5-7-84; Ord. No. 81-88, § 1, 7-19-88) 

------ 

*Editor's note--Ord. No. 81-88, § 1, adopted July 19, 1988, amended §
14-86 to read as herein set out. See also the editor's note to Art. III of 

this chapter for additional provisions relative to Ord. No. 81-88. 

------ 

Sec. 14-87. Permitted uses. 

The following uses are permitted in the R-3 residential 

zone: 

(a) Residential: 

1. Single-family detached dwellings.

2. Planned residential unit development (PRUD) consisting

of horizontally attached dwelling units or a series of

such dwelling units. No dimensional requirements

contained in section 14-90 shall apply with respect to

such development, except for those requirements

specifically denoted for PRUD. There shall be no open

outside stairways or fire escapes above the ground

floor. All land shall be owned and used in common and

shall be governed and maintained as set forth in

section 14-498(i)(3) of article IV (subdivisions) of

this chapter. Such development shall be subject to

Att. 4
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review and approval by the Planning Board with respect 

to the requirements of article V (site plan) and 

article IV (subdivisions) of this chapter, whether or 

not such development is a subdivision within the 

meaning of article IV of this chapter, as now enacted 

or as hereafter amended. 

 

3. Handicapped family unit, as defined in section 14-47 

(definitions) of this article, for handicapped persons 

plus staff. 

 

4. Single-family, multiple-component manufactured 

housing, as defined in section 14-47 (definitions) of 

this article, except in a National Register Historic 

District. 

 

5. Single-family, single-component manufactured housing, 

as defined in section 14-47 (definitions) of this 

article, on individual lots under separate and 

distinct ownership, except in a National Register 

Historic District and until May 1, 1985, on the 

islands, provided that each unit meets the performance 

standards listed below. 

 

a. More than half of the roofed area of each unit 

shall be a double pitched Class C rated shingled 

roof with a minimum pitch of 3/12. 

 

b. Each unit shall be installed on a full foundation 

or a concrete frost wall in accordance with all 

applicable codes and regulations. Any hitch or 

tow bar shall be removed from the unit after it 

is placed on its foundation or frost wall. In the 

case of a frost wall, vermin proof skirting shall 

be installed on all sides of the unit. The 

skirting may consist of either (a) concrete or 

masonry block or (b) manufactured skirting. If 

concrete or masonry block skirting is installed, 

either the exterior siding of the unit shall 

extend within one (1) foot of grade or decorative 

masonry siding shall be applied. If manufactured 

skirting material is installed, the color shall 

be identical to or compatible with the exterior 

siding of the unit. 

 

c. Each unit shall have exterior siding that is 
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residential in appearance, including but not 

limited to natural materials such as wood 

clapboards or shakes, or exterior materials which 

simulate wood. Clapboards or simulated clapboard 

shall have less than eight (8) inches of exposure 

and sheet metal type siding shall not be 

permitted. 

 

d. Each unit shall have the long side of the unit 

parallel to the street line where the required 

street frontage is met. 

 

e. Each unit shall be provided with at least two (2) 

trees meeting the city's arboricultural 

specifications and which are clearly visible from 

the street line and are located so as to visually 

widen the narrow dimension or proportion of the 

unit. 

 

f. Each unit shall have all fuel oil supply systems 

constructed and installed within the foundation 

wall or underground in accordance with all 

applicable codes and regulations. 

 

g. No unit shall be horizontally or vertically 

attached to any other unit or other structure, 

provided however, that this provision shall not 

be deemed to prohibit building additions, such as 

porches, garages, room additions or solar 

greenhouses. 

 

(b) Other: 

 

1. Reserved; 

 

2. Parks, and other active and passive noncommercial 

recreation spaces; 

 

3. Accessory uses customarily incidental and subordinate 

to the location, function, and operation of principal 

uses, subject to the provisions of section 14-404 

(accessory uses) of this article; 

 

4. Home occupation, subject to the provisions of section 

14-410 (home occupation) of this article; 
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5. Municipal uses, excluding those specifically set forth 

in section 14-88 of this division. 

 

6. Wind energy systems, as defined and allowed in Article 

X, Alternative Energy. 
(Ord. No. 534-84, 5-7-84; Ord. No. 262-84, § 1, 12-17-84; Ord. No. 36-85, § 1, 

7-15-85; Ord. No. 81-88, §§ 2, 3, 7-19-88; Ord. No. 86A-89, § 3, 8-21-89; Ord. 

No. 33-91, § 4, 1-23-91; Ord. No. 165-97, § 1, 12-1-97; Ord. No. 33-11/12, 1-

18-12) 

 
------ 

*Editor's note--Ord. No. 81-88, §§ 2 and 3, adopted July 

19, 1988, amended subsections 14-87(a)2 and (b)5 to read as 

herein set out. See also the editor's note to Art. III of this 

chapter for additional provisions relative to Ord. No. 81-88. 
------ 

 

Sec. 14-88. Conditional uses. 

 

The following uses shall be permitted only upon the 

issuance of a conditional use permit, subject to the provisions 

of section 14-474 (conditional uses) and any special provisions, 

standards or requirements specified below: 

 

(a) Residential: 

 

1. Sheltered care group homes, as defined in section 

14-47 of this article, for up to twelve (12) 

individuals, plus staff, and serving a primary 

population which is not handicapped persons, 

parolees, persons involved in correctional 

prerelease programs, or current illegal drug 

users, provided that: 

 

a. A sheltered care group home shall not be 

located within five hundred (500) feet of 

another, as measured alone street lines to 

the respective property lines; 

 

b. There shall be no open outside stairways or 

fire escapes above the ground floor; 

 

c. The facility shall make provision for 

adequate on-site staffing in accordance with 

applicable state licensing requirements. If 

a facility is not licensed by the state, 

there shall be a minimum of one (1) staff 
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person for every ten (10) residents or 

fraction thereof. 

 

The board of appeals may impose conditions upon a 

conditional use permit concerning the creation or 

operation of a sheltered care group home 

including but not limited to the following: site 

and building maintenance; lighting, fencing, and 

other appropriate security measures; screening 

and buffering of parking areas; compatibility of 

any additions or alterations with the existing 

residential structure; compatibility of new 

structures with the architectural character of 

the surrounding area; and limitation on the 

duration of a sheltered care group home permit. 

 

2. Alteration or construction of a detached 

single-family dwelling to accommodate one (1) 

additional dwelling unit for the benefit of 

homeowners or tenants, provided that: 

 

a. The accessory unit shall be no more than 

thirty (30) percent of the gross floor area 

of principal building and shall have a 

minimum floor area four hundred (400) square 

feet; gross floor area shall exclude any 

floor area that has less than two-thirds of 

its floor-to-ceiling height above the 

average adjoining ground level; gross floor 

area may include attic space if such space 

shall be included as habitable space within 

either dwelling unit; 

 

b. There shall be no open outside stairways or 

fire escapes above the ground floor;  

 

c. Any building additions or exterior 

alterations such as facade materials, 

building form, or roof pitch shall be 

designed to be compatible with the 

architectural style and to maintain the 

single-family appearance of the dwelling; 

 

d. A minimum lot size of six thousand five 

hundred (6,500) square feet of land area 

shall be required; 
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g. No dwelling unit shall be reduced in size to 

less than one thousand (1,000) square feet 

of floor area, exclusive of common areas and 

storage in basement or attic; 

 

h. Parking shall be provided as required by 

division 20 of this article; 

 

i. The project shall be subject to article V 

(site plan) of this chapter for site plan 

review and approval and the following 

additional standards: 

 

i. Any additions or exterior alterations 

such as facade materials, building form 

and roof pitch shall be designed to be 

compatible with the architectural style 

of the building; 

 

ii. The scale and surface area of parking, 

driveways and paved areas shall be 

arranged and landscaped to properly 

screen vehicles from adjacent properties 

and streets. 

 

   j.  Either the accessory 

unit or principal unit shall be occupied 

by the lot owner, except for bona fide 

temporary absences. 

 

3.   Alteration of a structure existing and not in 

residential use as of January 1, 1984, to three 

(3) or more dwelling units, provided that: 

 

a. No open outside stairways or fire escapes 

above the ground floor shall be constructed 

or have been constructed in the immediately 

preceding five (5) years; 

 

b. A lower level dwelling unit shall have a 

minimum of one-half of its floor-to-ceiling 

height above the average adjoining ground 

level; 

 

c. Three thousand (3,000) square feet of land 
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area per dwelling unit shall be required; 

 

d. On-site parking shall be required as 

specified in division 20 (off-street 

parking) of this article, for the combined 

uses of the site; 

 

e. The project shall be subject to article V 

(site plan) of this chapter for site plan 

review and approval and the following 

additional standards: 

 

1. Any addition or exterior alterations such 

as façade materials, building form, and 

roof pitch shall be designed to be both 

compatible with the architectural style 

of the structure and to the extent 

practicable the adjoining neighborhood 

and shall be limited to a gross floor 

area equal to or less than 25% of the 

total existing floor area.  

 

2. The scale and surface area of parking, 

driveways, and paved areas shall be 

arranged and landscaped to be compatible 

in size and scale with neighboring 

properties in the area and to properly 

screen vehicles from adjacent properties 

and streets.  

 

 

(b) Commercial: 

 

1. Reserved. 

 

(c) Institutional: Any of the following conditional uses 

provided that, notwithstanding section 14-474(a) 

(conditional uses) of this article or any other 

provision of this Code, the Planning Board shall be 

substituted for the board of appeals as the reviewing 

authority: 

 

1. Elementary, middle, and secondary school; 

 

2. a. Long-term and extended care facilities; 
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b. Intermediate care facility for thirteen (13) 

or more persons; 

 

  3. Places of assembly; 

 

4. Hospital. 

 

Such uses shall be subject to the following conditions 

and standards in addition to the provisions of section 

14-474: 

 

a. In the case of expansion of existing such 

uses onto land other than the lot on which 

the principal use is located, it shall be 

demonstrated that the proposed use cannot 

reasonably be accommodated on the existing 

site through more efficient utilization of 

land or buildings, and will not cause 

significant physical encroachment into 

established residential areas; and 

 

b. The proposed use will not cause significant 

displacement or conversion of residential 

uses existing as of June 1, 1983, or 

thereafter; and 

 

c. In the case of a use or use expansion which 

constitutes a combination of the 

above-listed uses with capacity for 

concurrent operations, the applicable 

minimum lot sizes shall be cumulative; and 

 

d. Article V (site plan) sections 14-522 and 

14-523 notwithstanding, in the case of 

places of assembly the proposed use shall be 

subject to the requirements of article V 

(site plan) of this chapter; and 

 

e. In the case of community halls: 

 

 i. The structure was in existence as of 

 January 4, 2010. 

 

 ii. The structure was built for 

institutional  or other non-residential 

uses; 
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 iii. The structure is operated by, or 

operated  subject to the control of, a not-

for- profit entity in accordance with its 

not- for-profit purposes; and 

 

 iv. A parking management plan is submitted 

 for review and approval by the planning 

 board; and 

 

f. In the case of private club or fraternal 

organizations: any such establishment 

serving alcoholic beverages or in possession 

of a license for serving alcoholic beverages 

shall be located on a large lot, as 

specified in the minimum lot size provisions 

of this section. 

 

(d) Other: 

 

1. Off-street parking of passenger cars as provided 

in section 14-344 (board of appeals may authorize 

parking in certain residence zones) of this 

article; 

 

2. Utility substations, including sewage treatment 

plants, sewage and water pumping stations and 

standpipes, electric power substations, 

transformer stations, and telephone electronic 

equipment enclosures and other similar 

structures, provided that such uses are suitably 

screened and landscaped so as to ensure 

compatibility with the surrounding neighborhood; 

 

3. Day care facilities or home babysitting services 

not permitted as a home occupation under section 

14-410, and nursery schools and kindergartens 

subject to the following conditions: 

 

a. The facility shall be located in a structure 

in which there is one (1) or more occupied 

residential units or in an existing 

accessory structure, unless the facility is 

located in a principal structure that has 

not been used as a residence in whole or in 

part within the five (5) years immediately 
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preceding the application for a day care 

use, home babysitting use, nursery school or 

kindergarten, or in a nonresidential 

structure accessory to the principal 

nonresidential use. 

 

b. The maximum capacity shall be twelve (12) 

children for facilities located in 

residential or existing structures accessory 

thereto, unless the additional standards in 

subsection v. are met. There shall be no 

maximum limit on the number of children in a 

facility located in a principal structure 

that has not been used as a residence in 

whole or in part within the five (5) years 

immediately preceding the application for a 

day care or home babysitting use, or in a 

nonresidential structure accessory thereto, 

provided that any such structure that serves 

more than twelve (12) children shall be 

subject to review under article V of this 

chapter. 

 

c. Outdoor play areas shall be screened and 

buffered from surrounding residences with 

landscaping and/or fencing to minimize 

visual and noise impacts. 

 

d. Solid waste shall be stored in covered 

containers. Such containers shall be 

screened on all four (4) sides. 

 

e. Day care facilities, home babysitting uses, 

nursery schools and kindergartens located 

either in structures that have been in 

residential use within the past five (5) 

years or in existing accessory structures 

and that serve between thirteen (13) and 

twenty-four (24) children shall meet the 

following additional standards: 

 

i. The facility shall provide a minimum of 

seventy-five (75) square feet of outdoor 

play area per child; 

 

ii. The play area shall be located in the 
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side and rear yards only and shall not be 

located in front yards; 

 

iii. Outside play areas shall be separated 

from abutting properties by a fence at 

least forty-eight (48) inches in height; 

 

iv. A ten-foot wide landscaped buffer shall 

be required outside of the fenced play 

area, and shall be established in 

accordance with the landscaping 

standards of the City's Technical 

Standards and Guidelines; 

 

v. The minimum lot size for a day care 

facility, home babysitting services, 

nursery school, or kindergarten located 

in a residential or existing accessory 

structure and serving more than twelve 

(12) children shall be twenty thousand 

(20,000) square feet; 

 

vi. Off-street parking: Off-street parking 

is required as provided in division 20 

(off-street parking) of this article. 

 

vii. The maximum number of children in a day 

care facility, home babysitting service, 

nursery school or kindergarten located in 

a residential or existing accessory 

structure shall be twenty-four (24); and 

 

viii.Any additions or exterior alterations 

such as facade materials, building form, 

roof pitch, and exterior doors shall be 

designed to be compatible with the 

architectural style of the building and 

preserve the residential appearance of 

the building. 

 

4. Temporary wind anemometer towers, as defined in 

Sec 14-47, are permitted provided the following 

standards are met in addition to Sec 14-430: 

 

a. Towers may be installed for the purpose of 

wind data collection for no more than two 
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(2) years after the issuance of a 

Certificate of Occupancy for the tower.  At 

the conclusion of the aforementioned two (2) 

years, the tower must be dismantled and 

removed from the site within sixty (60) 

days; and 

 

b. Towers shall be constructed according to 

plans and specifications stamped by a 

licensed professional engineer, which shall 

be provided to the Board of Appeals with the 

application; and   

 

c. Towers shall be set back from habitable 

buildings by a distance equal to 1.1 times  

the tower height; and 

 

d. The applicant shall provide a safety report 

prepared and stamped by a licensed 

professional engineer to the Board of 

Appeals with their application for 

conditional use, which demonstrates how the 

proposed temporary wind anemometer tower is 

safe in terms of strength, stability, 

security, grounding, icing impacts and 

maintenance; and 

 

e. The applicant shall provide evidence of 

commercial general liability insurance, such 

insurance to be satisfactory to Corporation 

Counsel and cover damage or injury resulting 

from construction, operation or dismantling 

of any part of the temporary wind anemometer 

tower; and 

 

f. Towers and associated guy wires shall be 

sited to minimize their prominence from and 

impacts on public ways (including pedestrian 

ways); and 

 

g. Towers shall be used for installing 

anemometers and similar devices at a range 

of heights from the ground to measure wind 

characteristics (speed, direction, 

frequency) and related meteorological data, 

but shall not be used for any other purpose; 
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and 

 

h. A performance guarantee shall be required 

for the cost of removal of the tower, guy 

wires and anchors. This requirement may be 

satisfied by surety bond, letter of credit, 

escrow account or by evidence, acceptable to 

the City, or the financial and technical 

ability and commitment of the applicant or 

its agents to remove the facility at the end 

of the use period. 

 

5. Wind energy systems, as defined and allowed in 

Article X, Altenrative Energy. 
(Ord. No. 534-84, 5-7-84; Ord. No. 262-84, § 2, 12-17-84; Ord. No. 76-85, § 4, 

7-1-85; Ord. No. 36-85, § 2, 7-15-85; Ord. No. 67-87, § 1, 11-2-87; Ord. No. 

81-88, § 4, 7-19-88; Ord. No. 235-91, § 5, 2-4-91; Ord. No. 118-93, § 5, 

10-18-93; Ord. No. 133-96, § 3, 11-18-96; Ord. No. 154-96, § 5, 12-16-96; Ord. 

No. 222-99, §3, 3-01-99; Ord. No. 199-04/05, 4-4-05; Ord. No. 29-09/10, 8-3-09 

emergency passage; Ord. No. 127-09/10, 1-4-10 emergency passage; Ord. No. 240-

09/10, 6-21-10; Ord. No. 9 10/11, 8-2-10; Ord. No. 149-10/11, 3-7-11; Ord. No. 

33-11/12, 1-18-12) 

 

Sec. 14-89. Prohibited uses. 

 

Uses that are not expressly enumerated herein as either 

permitted uses or conditional uses are prohibited. 
(Ord. No. 534-84, 5-7-84)

 

Sec. 14-90. Dimensional requirements. 

 

In addition to the provisions of division 25 (space and 

bulk regulations and exceptions) of this article, lots in the 

R-3 zone shall meet the following minimum requirements: 

 

(a) Minimum lot size: 

 

1. Residential: Sixty-five hundred (6,500) square 

feet except as provided for lots of record is 

section 14-433 (lots of record and accessory 

structure setbacks for existing buildings) of 

this article. A lot in an unsewered residential 

district shall meet the provisions of the state 

Minimum Lot Size Law, 12 M.R.S.A. Section 4807 et 

seq., or the applicable zoning lot size, 

whichever is larger. 

 

2. Alteration of a detached single-family dwelling 
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to a two-family dwelling: Ten thousand (10,000) 

square feet. 

 

3. Long-term, extended, or intermediate care 

facilities: Two (2) acres. 

 

4. School: Two (2) acres. 

 

5. Places of assembly: 

 

Large Two (2) acres 

Medium One (1) acre 

Small Half (1/2) acre 

 

6. Municipal use: Sixty-five hundred (6,500) square 

feet. 

 

7. Hospital: Ten (10) acres. 

 

8. Planned residential unit development (PRUD): 

Three (3) acres gross area, as defined in section 

14-47 (definitions) of this article, of 

continuous land. 

 

9. All other uses: Sixty-five hundred (6,500) square 

feet. 

 

Provided that for uses specified in section 14-90(a)3 

through 8 above, no minimum lot area shall be required 

in the following cases: 

 

a. Uses existing as of June 1, 1983; 

 

b. Expansion onto land abutting the lot on 

which the principal use is located; 

 

c. Expansion onto land other than the lot on 

which the principal use is located to the 

extent that such expansion consists of the 

reuse of surface parking area or 

nonresidential structures existing and in 

nonresidential use as of June 1, 1983, 

provided that such reuse is contained within 

the lot of record of such structure or 

parking area as of June 1, 1983; 
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d. Expansion onto land other than the lot on 

which the principal use is located of no 

more than fifteen (15) percent of the total 

contiguous land area of the existing use, or 

one (1) acre, whichever is less, within any 

five-year period. 

 

(b) Minimum lot area per dwelling unit: 

 

PRUD: Sixty-five hundred (6,500) square feet of net land 

area as defined in section 14-47 (definitions) of this 

article. As part of a site plan and subdivision 

application, the applicant shall provide a calculation 

of those factors deducted to determine net land area. In 

addition, such net area factors shall be delineated on 

a site plan. 

 

Other uses: Sixty-five hundred (6,500) square feet.  

 

(c) Minimum street frontage: Fifty (50) feet, except that 

lots located in a subdivision approved after the 

effective date of Ord. No. 165-97 pursuant to section 

14-497.5 shall meet the street frontage requirements 

approved as part of the subdivision plan under the 

terms of that section. 

 

(d) Minimum yard dimensions: 

 

(Yard dimensions include setbacks of structures from 

property lines and setbacks of structures from one 

another. No structure shall occupy the minimum yard of 

another structure.) 

 

1. Front yard: 

 

Principal or accessory structures: Twenty-five 

(25) feet. 

 

A front yard need not exceed the average depth of 

front yards on either side of the lot.  A lot of 

record existing as of June 5, 1957, and less than 

one hundred (100) feet deep need not be deeper 

than twenty (20%) percent of the depth of the 

lot. 

 

2. Rear yard: 
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a. Principal or accessory structures with 

ground coverage greater than one hundred 

(100) square feet: Twenty-five (25) feet. 

 

b. Accessory detached structures with ground 

coverage of one hundred and forty-four (144) 

square feet or less: Five (5) feet. 

 

Setbacks for swimming pools shall be as provided 

for in section 14-432 (swimming pools) of this 

article. 

 

3. Side yard: 

 

a. Principal or accessory structures with 

ground coverage greater than one hundred 

(100) square feet: 

 

Height of Structure    Required Side Yard 

 

1 story . . . . . . . . . . . 8 feet 

 

1 1/2 stories . . . . . . . . 8 feet 

 

2 stories . . . . . . . . . . 14 feet 

 

2 1/2 stories . . . . . . . . 16 feet 

 

The width of one (1) side yard may be reduced one 

(1) foot for every foot that the other side yard 

is correspondingly increased, but no side yard 

shall be less than eight (8) feet in width. In 

the case of a lot of record existing as of June 

5, 1957, and held under separate and distinct 

ownership from adjacent lots, the required side 

yard may be reduced in order to provide a 

buildable width of up to twenty-four (24) feet, 

but in no case shall the resulting side yards be 

less than eight (8) feet. 

 

b. Accessory detached structures with ground 

coverage of one hundred and forty-four (144) 

square feet or less: Five (5) feet. 

 

4. Side yard on side street: 
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a. Principal or accessory structures: Twenty 

(20) feet. 

 

(e) Maximum lot coverage: Thirty-five (35) percent of lot 

area. 

 

(f) Minimum lot width: Sixty-five (65) feet. 

 

(g) Maximum structure height: Principal or accessory 

attached structure: Thirty-five (35) feet. 

 

Accessory detached structure: Eighteen (18) feet. 

 

(h) 1. Maximum number of units in a building (PRUD of 

five (5) acres of more): Six (6) units. 

 

2. Maximum number of units in a building (PRUD of 

less than five (5) acres): Two (2) units. 

 

(i) Maximum average number of units in a building (PRUD of 

five (5) acres of more): Five (5) units. 

 

(j) Maximum length of building (PRUD): One hundred (100) 

feet for buildings without garages; one hundred forty 

(140) feet for buildings with integral garages. 

 

(k) Minimum building setback from external subdivision 

property lines (PRUD): 

 

1. Three (3) or fewer dwelling units in building: 

Twenty-five (25) feet. 

 

2. Four (4) or more dwelling units in building: 

Thirty-five (35) feet. 

 

(l) Minimum distance between detached PRUD dwelling unit: 

Sixteen (16) feet. 

 

(m) Reserved. 

 

(n) Minimum recreation open space area (PRUD): Three 

hundred (300) square feet per dwelling unit of common 

area designated on the site for recreation purposes. 

Such recreation areas shall be level graded, dry, 

accessible and properly drained. At a minimum, a 
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contiguous area of six thousand (6,000) square feet 

with a minimum dimension of fifty (50) feet shall be 

provided and shall include one (1) or more of the uses 

set forth in section 14-526 (d) 9. and the planned 

residential unit development standards in the City of 

Portland Design Manual but shall at least provide 

usable recreation space.  Such recreation areas shall 

be located at least twenty-five (25) feet from 

dwelling units. 

 

(o) No habitable space in a PRUD shall be below grade, 

except basements that are a part of and below ground 

units. 

 

(p) Maximum floor area for places of assembly on a 

collector or arterial road: 

 

Large Not limited 

Medium 9,000 sq. ft. 

Small 5,000 sq. ft. 

 

(q) Maximum floor area for places of assembly not on a 

collector or arterial road: 

 

Large 9,000 sq. ft. 

Medium 4,500 sq. ft. 

Small 2,500 sq. ft. 

(Ord. No. 534-84, 5-7-84; Ord. No. 81-88, § 5, 7-19-88; Ord. No. 385-89, §§ 1, 

2, 4-3-89; Ord. No. 235-91, § 6, 2-4-91; Ord. No. 118-93, § 6, 10-18-93; Ord. 

No. 154-96, § 6, 12-16-96; Ord. No. 165-97, § 2, 12-1-97; Ord. No. 95-04/05, 

11-15-04; Ord. No. 131-08/09, 12-15-08; Ord. No. 127-09/10, 1-4-10 emergency 

passage; Ord. No. 40-12/13, 9-5-12) 

------ 

*Editor's note--Ord. No. 81-88, § 5, adopted July 19, 1988, 

amended § 14-90 to read as herein set out. See also the editor's 

note to Art. III of this chapter for additional provisions 

relative to Ord. No. 81-88. 
------ 

 

Sec. 14-91. Other requirement. 

 

Other requirements are as follows: 

 

(a) Off-street parking: Off-street parking is required as 

provided in division 20 (off-street parking) of this 

article. 
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(b) Shoreland and flood plain management regulations: Any 

lot or portion of a lot located in a shoreland zone as 

identified on the city shoreland zoning map or in a 

flood hazard zone shall be subject to the requirements 

of division 26 and/or division 26.5. 

 

(c) Storage of vehicles: Only one (1) unregistered motor 

vehicle may be stored outside on the premises for a 

period not exceeding thirty (30) days. 
(Ord. No. 534-84, 5-7-84; Ord. No. 15-92, § 7, 6-15-92) 

 

Secs. 14-92. Reserved. 

Secs. 14-93. Reserved.

 

DIVISION 4.5. FH FLEXIBLE HOUSING ZONE 

 

Sec. 14-94. Purpose. 

 

The intention of this division is to establish an overlay 

zone in which manufactured housing development is permitted in 

addition to those uses permitted in the underlying residential 

zone. The purpose of this division is to accommodate additional 

housing types in appropriate areas of the city, while protecting 

the value and integrity of established residential neighborhoods 

and ensuring a balanced and orderly pattern of residential 

development. 
(Ord. No. 610-82, § 2, 7-7-82; Ord. No. 130-82, § 1, 9-20-82; Ord. No. 200-89, 

§ 1, 12-18-89) 

 

Sec. 14-95. Manufactured housing park or subdivision. 

 

Notwithstanding any other provision of this article, no 

manufactured housing park or subdivision shall be permitted in 

any zone except as provided in this section. 

 

(a) Manufactured housing park or subdivision, as defined 

in section 14-47, shall be permitted in the flexible 

housing zone, the Planning Board shall be the 

reviewing authority. Such development shall be in 

accordance with the space and bulk and other 

requirements applicable to similar uses permitted in 

the underlying zone, except those standards set forth 

in section 14-96, and shall also meet the following 

additional requirement: 

 

1. Reserved. 
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2. Such development shall be subject to approval by 

the Planning Board with respect to each and every 

requirement of article VI of this chapter, 

including the special requirements of section 

14-499.5, whether or not such development is a 

subdivision within the meaning of article IV of 

this chapter, as now enacted or as hereafter 

amended and shall also be subject to article V of 

this chapter. 

 

3. Whether or not the underlying zone permits 

planned residential unit development, a 

manufactured housing park shall be a planned 

residential unit development, subject to the 

provisions of this section, section 14-499.5 and 

section 14-526 9. All land, including but not 

limited to private streets, private driveways, 

utility location areas, common parking areas and 

common recreation open space, shall be owned and 

used in common. Manufactured housing parks shall 

not be subject to the net land area calculations 

set forth in section 14-47. 

 

4. Single-component manufactured housing shall be 

prohibited from being horizontally or vertically 

attached to any other unit or structure. 

(Provided, however, that this provision shall not 

be deemed to prohibit building additions, such as 

porches, garages, room additions or solar 

greenhouses.) 
(Ord. No. 610-82, § 2, 7-7-82; Ord. No. 130-82, § 1, 9-20-82; Ord. No. 263-84, 

§ 1, 12-17-84; Ord. No. 200-89, § 2, 12-18-89; Ord. No. 278-09/10, 7-19-10) 

 

Sec. 14-96. Additional dimensional requirements and performance 

standards for manufactured housing parks. 

 

Notwithstanding the provisions of section 14-95 and the 

dimensional requirements for underlying zones, the following 

dimensional requirements shall apply to manufactured housing 

parks: 

 

(a) Minimum manufactured housing park unit space size: 

Four thousand five hundred (4,500) square feet. A 

manufactured housing park unit space in an unsewered 

residential district shall meet the provisions of 12 

M.R.S.A. 4807 et seq., or the applicable zoning lot 

size, whichever is larger. 
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(b) Maximum manufactured housing park unit space coverage: 

Fifty (50) percent. 

 

(c) Minimum street frontage for manufactured housing park: 

Fifty (50) feet. 

 

(d) Minimum open space requirement: Ten (10) percent of 

the combined area of the individual unit spaces within 

the manufactured housing park. 

 

(e) Minimum yard dimensions: 

 

(Yard dimensions include setbacks from unit space 

boundaries and setbacks of structures from one another. 

No structure shall occupy the yard of another 

structure.): 

 

1. Front yard: Principal or accessory structures: 

Twenty (20) feet. 

 

2. Rear yard: 

 

a. Principal or accessory structures with 

ground coverage greater than one hundred 

(100) square feet: Twenty (20) feet. 

b. Accessory detached structures with ground 

coverage of one hundred (100) square feet or 

less: Five (5) feet. 

 

3. Side yard: Principal or accessory structures: Ten 

(10) feet. 

 

4. Unit spaces located within a shoreland zone shall 

meet the lot area and lot width requirements for 

the underlying zone and shall also meet all 

applicable shoreland zoning standards. 

 

(f) All manufactured housing park unit spaces within a 

manufactured housing park shall be shown on a 

manufactured housing plan showing unit space 

boundaries, unit space sizes, and unit space 

dimensions. Such unit spaces shall be under unified 

ownership with all other unit spaces within the 

manufactured housing park. The manufactured housing 

park plan shall also contain a note that city services 
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shall not be provided on private streets within the 

manufactured housing park. Individual leases for unit 

spaces shall disclose that city services shall not be 

provided on private streets within the manufactured 

housing park. 

 

(g) All single-family single-component manufactured 

housing units in a manufactured housing park shall 

meet the following performance standards: 

 

1. More than half of the roof area of each unit 

shall be a double-pitched Class C rated shingled 

roof with a minimum pitch of 3/12. 

 

2. Each unit shall be installed on a full 

foundation, a concrete frost wall, or a 

reinforced floating concrete pad which shall be 

certified by an engineer if it is to be placed on 

soil with high frost susceptibility, in 

accordance with all applicable codes and 

regulations. Any hitch or tow bar shall be 

removed from the unit after it is placed on its 

foundation or frost wall. In the case of a frost 

wall, vermin-proof skirting shall be installed on 

all sides of the unit. The skirting may consist 

of either (a) concrete or masonry block or (b) 

manufactured skirting. If concrete or masonry 

block skirting is installed, either the exterior 

siding of the unit shall extend within one (1) 

foot of grade or decorative masonry siding shall 

be applied. If manufactured skirting material is 

installed, the color shall be identical to or 

compatible with the exterior siding of the unit. 

 

3. Each unit shall have exterior siding that is 

residential in appearance, including but not 

limited to natural materials such as wood 

clapboards or shakes, or exterior materials which 

simulate wood. Clapboard or simulated clapboards 

shall have less than eight (8) inches of 

exposure, and sheet metal type siding shall not 

be permitted. 

 

4. Each unit shall be provided with at least two (2) 

trees meeting the city's arboricultural 

specifications and which are clearly visible from 
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the street line and are located so as to visually 

widen the narrow dimension or proportion of the 

unit. 

 

5. Each unit shall have all fuel oil supply systems 

constructed and installed within the foundation 

wall or underground in accordance with all 

applicable codes and regulations. 

 

6. No unit shall be horizontally or vertically 

attached to any other unit or other structure, 

provided, however, that this provision shall not 

be deemed to prohibit building additions, such as 

porches, garages, room additions or solar 

greenhouses.
(Ord. No. 200-89, § 3, 12-18-89)
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Sec. 14-97 – 14-100.  Reserved.  

 



DIVISION 6. R-5 RESIDENTIAL ZONE*

------

*Editor's note--Ord. No. 536-84, adopted May 7, 1984, repealed former

Div. 6, §§ 14-116--14-119, and enacted in lieu thereof a new Div. 7, §§ 

14-116--14-121. However, in order to avoid duplication of subsequent division 

numbers and in consultation with the city, the provisions have been retained 

as Div. 6. Sections 14-116--14-119 were formerly derived from Code 1968, § 

602.5.A--D, and Ord. Nos. 207-72, 499-74, 193-82, 92-83, 422-83.

------ 

Sec. 14-116. Purpose. 

The purpose of the R-5 residential zone is: 

To provide appropriate areas of the city for medium-density 

residential development characterized by single-family and 

low-intensity multifamily dwellings on individual lots; to 

ensure the stability of established medium-density 

neighborhoods by controlling residential conversions; and to 

provide for planned residential unit development on 

substantially sized parcels. Such PRUD development shall 

respond to the physical qualities of a site and complement 

the scale, character and style of the surrounding 

neighborhood. 
(Ord. No. 536-84, 5-7-84; Ord. No. 83-88, § 1, 7-19-88) 

------ 

*Editor's note--Ord. No. 83-88, § 1, adopted July 19, 1988,

amended § 14-116 to read as herein set out. See also the 

editor's note to Art. III of this chapter for additional 

provisions relative to Ord. No. 83-88. 
------ 

Sec. 14-117. Permitted uses. 

The following uses are permitted in the R-5 residential 

zone: 

(a) Residential: 

1. Single- and two-family dwellings; except that

development of two (2) or more two-family

dwellings on contiguous lots within any two-year

period shall be subject to review as specified

under the provisions of 14-117(a)2e if such lots

were under single ownership at any time within

the two-year period immediately prior to

development of the first such lot. No building

Att. 5
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reviewed as a two-family dwelling in accordance 

with article V (site plan) of this chapter or not 

reviewed under article V shall be altered or 

enlarged to include any additional dwelling unit 

within five (5) years from the date of issuance 

of the building permit. Any building reviewed as 

a two-family dwelling in accordance with article 

V (site plan) which is altered or enlarged to 

include any additional dwelling unit after this 

five-year period shall be reviewed as a level I 

site plan pursuant to article V of this chapter. 

 

2. Multiplex development with three (3) or more 

horizontally or vertically attached dwelling 

units or a series of such attached dwelling units 

and the construction of at least one (1) building 

on a parcel of less than two (2) acres, provided 

that: 

 

a. The land area requirement for a multiplex 

shall be six thousand (6,000) square feet of 

land area per dwelling unit; except that a 

multiplex with two hundred fifty (250) feet 

or more of street frontage needs only 

forty-five hundred (4,500) square feet of 

land area per dwelling unit; 

 

b. No dwelling unit shall have less than six 

hundred (600) square feet of floor area, 

exclusive of common hallways and storage in 

basement and attic; 

 

c. No open outside stairways or fire escapes 

above the ground floor shall be constructed; 

 

d. No habitable space in a dwelling unit shall 

be below grade, except basements that are a 

part of and below aboveground units; 

 

e. Such development shall be subject to article 

V (site plan) of this chapter for site plan 

review approval and shall conform to the R-5 

Design Standards. 

 

3. Planned residential unit development (PRUD) 

consisting of horizontally or vertically attached 
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dwelling units, or a series of such dwelling 

units. No dimensional requirements contained in 

section 14-120 shall apply with respect to such 

development, except for those requirements 

specifically denoted for PRUD. There shall be no 

open outside stairways or fire escapes above the 

ground floor. All land shall be owned and used in 

common and shall be governed and maintained as 

set forth in section 14-498(i)(3) of this 

chapter. Such development shall be subject to 

review and approval by the Planning Board with 

respect to the requirements of article V (site 

plan) and article IV (subdivisions) of this 

chapter, whether or not such development is a 

subdivision within the meaning of article IV of 

this chapter, as now enacted or as hereafter 

amended. 

 

4. Handicapped family unit, as defined in section 

14-47 (definitions) of this article, for 

handicapped persons plus staff. 

 

5. Single-family, multiple-component manufactured 

housing, as defined in section 14-47 

(definitions) of this article, except in a 

National Register Historic District. 

 

6. Single-family, single-component manufactured 

housing, as defined in section 14-47 

(definitions) of this article, on individual lots 

under separate and distinct ownership, except in 

a National Register Historic District, provided 

that each unit meets the performance standards 

listed below: 

 

a. More than half of the roof area of each unit 

shall be a double pitched Class C rated 

shingled roof with a minimum pitch of 3/12. 

 

b. Each unit shall be installed on a full 

foundation or a concrete frost wall in 

accordance with all applicable codes and 

regulations. Any hitch or tow bar shall be 

removed from the unit after it is placed on 

its foundation or frost wall. In the case of 

a frost wall, vermin proof skirting shall be 
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installed on all sides of the unit. The 

skirting may consist of either (a) concrete 

or masonry block or (b) manufactured 

skirting. If concrete or masonry block 

skirting is installed, either the exterior 

siding of the unit shall extend within one 

(1) foot of grade or decorative masonry 

siding shall be applied. If manufactured 

skirting material is installed, the color 

shall be identical to or compatible with the 

exterior siding of the unit. 

 

c. Each unit shall have exterior siding that is 

residential in appearance, including but not 

limited to natural materials such as wood 

clapboards or shakes, or exterior materials 

which simulate wood. Clapboards or simulated 

clapboards shall have less than eight (8) 

inches of exposure and sheet metal type 

siding shall not be permitted. 

 

d. Each unit shall have the long side of the 

unit parallel to the street line where the 

required street frontage is met. 

 

e. Each unit shall be provided with at least 

two (2) trees meeting the city's 

arboricultural specifications and which are 

clearly visible from the street line and are 

located so as to visually widen the narrow 

dimension or proportion of the unit. 

 

f. Each unit shall have all fuel oil supply 

systems constructed and installed within the 

foundation wall or underground in accordance 

with all applicable codes and regulations. 

 

g. No unit shall be horizontally or vertically 

attached to any other unit or other 

structure, provided however, that this 

provision shall not be deemed to prohibit 

building additions, such as porches, 

garages, room additions or solar 

greenhouses. 

 

(b) Other: 
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1. Parks, and other active and passive noncommercial 

recreation spaces; 

 

2. Accessory uses customarily incidental and 

subordinate to the location, function, and 

operation of principal uses, subject to the 

provisions of section 14-404 (accessory use) of 

this article; 

 

3. Home occupation, subject to the provisions of 

section 14-410 (home occupation) of this article; 

 

4. Municipal uses, excluding those specifically set 

forth in section 14-118 of this division. 

 

5. Special needs independent living units on lots of 

less than two (2) acres, provided that a building 

housing special needs independent living units 

shall not house other types of residential or 

other permitted uses. The owner of a special 

needs independent living unit building shall file 

in the Cumberland County Registry of Deeds a 

statement under oath that the building is a 

special needs independent living unit building 

and that any future change of use to a permitted 

residential use shall require a change in use 

review by the City of Portland and a decrease in 

the number of units in the building in accordance 

with the Portland City Code, chapter 14. The 

owner shall file proof of such recording with the 

building inspections division prior to the 

issuance of any certificates of occupancy for the 

new uses. 

 

6. Wind energy systems, as defined and allowed in 

Article X, Alternative Energy. 
(Ord. No. 536-84, 5-7-84; Ord. No. 265-84, § 1, 12-17-84; Ord. No. 98-86, § 1, 

10-6-86; Ord. No. 83-88, §§ 2, 3, 7-19-88; Ord. No. 387-89, 4-3-89; Ord. No. 

86A-89, § 5, 8-21-89; Ord. No. 95-89, § 1, 9-6-89; Ord. No. 279-90, § 1, 3-10-90; 

Ord. No. 33-91, § 6, 1-23-91; Ord. No. 33A-91, § 4, 4-17-91; Ord. No. 220-95, 

4-3-95; Ord. No. 165-97, § 3, 12-1-97; Ord. No. 56-08/09, 9-3-08; Ord. No. 278-

09/10, 7-19-10; Ord. No. 33-11/12, 1-18-12) 

------ 

*Editor's note--Ord. No. 83-88, §§ 2, 3, adopted July 19, 

1988, amended subsections 14-117(a) and (b)4 to read as herein 

set out. See also the editor's note to Art. III of this chapter 

for additional provisions relative to Ord. No. 83-88. Ord. No. 
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95-89, § 1, adopted Sept. 6, 1989, amended subsection (a)1 of § 

14-117 to read as set out and, as amended, further ordained 

"that the prohibition upon unit additions contained in this 

ordinance shall not apply where a building permit has been 

issued. Additions proposed to such buildings shall require major 

site plan review and all other reviews required by this 

chapter." 
------ 

 

Sec. 14-118. Conditional uses. 

 

The following uses shall be permitted only upon the 

issuance of a conditional use permit, subject to the provisions 

of section 14-474 (conditional uses) and any special provisions, 

standards or requirements specified below: 

 

(a) Residential: 

 

1. Reserved. 

 

2. Sheltered care group homes, as defined in section 

14-47 of this article, for up to twelve (12) 

individuals, plus staff, and serving a primary 

population which is not handicapped persons, 

parolees, persons involved in correctional 

prerelease programs, or current illegal drug 

users, provided that: 

 

a. A sheltered care group home shall not be 

located within five hundred (500) feet of 

another, as measured along street lines to 

the respective property lines; 

 

b. There shall be no open outside stairways or 

fire escapes above the ground floor; 

 

c. The facility shall make provision for 

adequate on-site staffing and supervision of 

residents in accordance with applicable 

state licensing requirements. If a facility 

is not licensed by the state, there shall be 

a minimum of one (1) staff person for every 

ten (10) residents or fraction thereof. 

 

The board of appeals may impose conditions upon a 

conditional use permit concerning the creation or 

operation of a sheltered care group home 
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including but not limited to the following: site 

and building maintenance; lighting, fencing, and 

other appropriate security measures; screening 

and buffering of parking areas; compatibility of 

any additions or alterations with the existing 

residential structure; compatibility of new 

structures with the architectural character of 

the surrounding area; and limitation on the 

duration of the sheltered care group home permit. 

 

3. Alteration of a structure existing and not in 

residential use as of January 1, 1984, to three 

(3) or more dwelling units, provided that: 

 

a. No dwelling unit shall have less than six 

hundred (600) square feet of floor area, 

exclusive of common hallways and storage in 

basement and attic; 

 

b. No open outside stairways or fire escapes 

above the ground floor shall be constructed 

or have been constructed in the immediately 

preceding five (5) years; 

 

c. A lower level dwelling unit shall have a 

minimum of one-half of its floor-to-ceiling 

height above the average adjoining ground 

level; 

 

d. Three thousand (3,000) square feet of land 

area per dwelling unit shall be required; 

 

e. On-site parking shall be required as 

specified in division 20 (off-street 

parking) of this article, for the combined 

uses of the site; 

 

f. The project shall be subject to article V 

(site plan) of this chapter for site plan 

review and approval and the following 

additional standards: 

 

1. Any addition or exterior alterations such 

as facade materials, building form, and 

roof pitch shall be designed to be 

compatible with the architectural style 
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of the structure; 

 

2. The scale and surface area of parking, 

driveways, and paved areas shall be 

arranged and landscaped to be compatible 

in size and scale with neighboring 

properties in the area and to properly 

screen vehicles from adjacent properties 

and streets. 

 

4. Conversions of existing two-family or multiplex 

structures into lodging houses, provided that a 

lodging house shall not be located within five 

hundred (500) feet of another as measured along 

street lines to the respective property lines. 

 

5. Use of space existing as of September 3, 2008 to 

accommodate additional dwelling units under the 

following conditions: 

 

a. This section shall under no conditions 

permit more than four dwelling units on a 

lot and shall not allow more than two 

additional dwelling units on a lot above 

what would otherwise be permitted; 

 

b. Any units created under this section may not 

be sold as condominium units or otherwise 

separated from the ownership of at least one 

of the pre-existing units on the site ; 

 

c. Any units created under this section must be  

affordable to households earning up to 80% 

of AMI and are subject to income 

verification as further outlined in 

implementing regulations ; 

 

d.  The additional units shall have a minimum 

floor area of four hundred (400) square feet 

and may not involve removing more than ten 

percent of the gross floor area of an 

existing dwelling unit into a new dwelling 

unit.  Gross floor area shall exclude any 

floor area that has less than two-thirds of 

its floor-to-ceiling height above the 

average adjoining ground level and may 
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include the attic if such space is 

habitable. 

 

e.  Modifications to existing structures shall 

be minimal, and be limited to new doors, 

windows and other openings; 

 

 f. Parking shall be provided as required by 

Division 20 of this article; 

 

g. There shall be no open, outside stairways or 

fire escapes above the ground floor; and 

 

h. The project shall be subject to Article V 

for site plan review and approval and the 

following additional standards: 

 

i. Any additions or exterior alterations 

such as façade materials, building form, 

roof pitch, and exterior doors shall be 

designed to be compatible with the 

architectural style of the building and 

preserve the single family appearance of 

the building; and 

 

ii. The scale and surface area of parking, 

driveways and paved areas shall be 

arranged and landscaped properly to 

screen vehicles from adjacent properties 

and streets. 

 

(b) Institutional: Any of the following conditional uses 

provided that, notwithstanding section 14-474(a) 

(conditional uses) of this article, or any other 

provision of this Code, the Planning Board shall be 

substituted for the board of appeals as the reviewing 

authority: 

 

1. Elementary, middle, and secondary school; 

 

2. a. Long-term and extended care facilities; 

 

b. Intermediate care facility for thirteen (13) 

or more persons; 

 

  3. Places of assembly; 
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4. Reserved; 

 

5. Hospital; 

 

6. College, university, trade school. 

 

Such uses shall be subject to the following conditions 

and standards in addition to the provisions of section 

14-474: 

 

a. In the case of expansion of existing such 

uses onto land other than the lot on which 

the principal use is located, it shall be 

demonstrated that the proposed use cannot 

reasonably be accommodated on the existing 

site through more efficient utilization of 

land or buildings, and will not cause 

significant physical encroachment into 

established residential areas; and 

 

b. The proposed use will not cause significant 

displacement or conversion of residential 

uses existing as of June 1, 1983, or 

thereafter; and 

 

c. In the case of a use or use expansion which 

constitutes a combination of the 

above-listed uses with capacity for 

concurrent operations, the applicable 

minimum lot sizes shall be cumulative; and 

 

d. Article V (site plan) sections 14-522 and 

14-523 notwithstanding, in the case of 

places of assembly the proposed use shall be 

subject to the requirements of article V 

(site plan) of this chapter; and 

 

e. In the case of community halls: 

 

 i. The structure was in existence as of 

 January 4, 2010; 

 

 ii. The structure was built for 

 institutional or other non-residential 

 uses; 
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 iii. The structure is operated by, or 

 operated subject to the control of, a 

 not-for-profit entity in accordance 

 with its not-for-profit purposes; and 

 

 iv. A parking management plan is submitted 

 for review and approval by the planning 

 board; and 

 

f. In the case of private club or fraternal 

organizations: any such establishment 

serving alcoholic beverages or in possession 

of a license for serving alcoholic beverages 

shall be located on a large lot, as 

specified in the minimum lot size provisions 

of this section. 

 

d. A college, university or trade school may 

build principal structures to a height of 

fifty-five (55) feet, not including the USM 

overlay zone, if the following standards can 

be met: 

 

(i) Lot size: 10 acres which may include 

adjacent land owned by the institution on 

both sides of a public street. 

 

(ii) Minimum setback between buildings on-

site: 20 feet. 

 

(iii)Minimum setback from external property 

boundary: 30 feet, except that parking 

garages over 35 feet in height must be 

located 50 feet from external property 

boundaries when adjacent to an adjoining 

residential use. 

 

(iv) The area between the structure and 

adjoining residential uses must be 

adequately screened with appropriate 

landscaping or other features to buffer 

the building and effects thereof (i.e. 

noise, light, etc) from abutting 

properties. 
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(c) Other: 

 

1. Off-street parking of passenger cars as provided 

in section 14-344 (board of appeals may authorize 

parking in certain residential zones) of this 

article; 

 

2. Utility substations such as water and sewage 

pumping stations and standpipes, electric power 

substations, transformer stations, and telephone 

electronic equipment enclosures and other similar 

structures, provided that such uses are suitably 

screened and landscaped so as to ensure 

compatibility with the surrounding neighborhood; 

 

3. Day care facilities or home babysitting services 

not permitted as a home occupation under section 

14-410, and nursery schools and kindergartens 

subject to the following conditions: 

 

a. The facility shall be located in a structure 

in which there is one (1) or more occupied 

residential units or in an existing 

accessory structure, unless the facility is 

located in a principal structure that has 

not been used as a residence in whole or in 

part within the five (5) years immediately 

preceding the application for a day care or 

home babysitting use or in a nonresidential 

structure accessory to the principal 

nonresidential use. 

 

b. The maximum capacity shall be twelve 

(12)children for facilities located in 

residential or existing structures accessory 

thereto, unless the additional standards in 

subsection v. are met. There shall be no 

maximum limit on the number of children in a 

facility located in a principal structure that 

has not been used as a residence in whole or 

in part within the five (5) years immediately 

preceding the application for a day care use, 

home babysitting use, nursery school, or 

kindergarten, or in a nonresidential structure 

accessory thereto, provided that any such 

structure that serves more than twelve (12) 
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children shall be subject to review under 

article V of this chapter. 

 

c. Outdoor play areas shall be screened and 

buffered from surrounding residences with 

landscaping and/or fencing to minimize 

visual and noise impacts. 

 

d. Solid waste shall be stored in covered 

containers. Such containers shall be 

screened on all four (4) sides. 

 

e. Day care facilities, nursery schools and 

kindergartens located either in structures 

that have been in residential use within the 

past five (5) years or in existing accessory 

structures and that serve between thirteen 

(13) and twenty-four (24) children shall 

meet the following additional standards: 

 

i. The facility shall provide a minimum of 

seventy-five (75) square feet of outdoor 

play area per child; 

 

ii. The play area shall be located in the 

side and rear yards only and shall not be 

located in front yards; 

 

iii. Outside play areas shall be separated 

from abutting properties by a fence at 

least forty-eight (48) inches in height; 

 

iv. A ten-foot wide landscaped buffer shall 

be required outside of the fenced play 

area, and shall be established in 

accordance with the landscaping 

standards of the City's Technical 

Standards and Guidelines; 

 

v. The minimum lot size for a day care 

facility, home babysitting service, 

nursery school, or kindergarten located 

in a residential or existing accessory 

structure and serving more than twelve 

(12) children shall be twenty thousand 

(20,000) square feet; 
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vi. Off-street parking: Off-street parking 

is required as provided in division 20 

(off-street parking) of this article. 

 

vii. The maximum number of children in a day 

care facility, home babysitting service, 

nursery school or kindergarten located in 

a residential or existing accessory 

structure shall be twenty-four (24); and 

 

viii.Any additions or exterior alterations 

such as facade materials, building form, 

roof pitch, and exterior doors shall be 

designed to be compatible with the 

architectural style of the building and 

preserve the residential appearance of 

the building. 

 

4. Temporary wind anemometer towers, as defined in 

Sec 14-47, are permitted provided the following 

standards are met in addition to Sec 14-430: 

 

a. Towers may be installed for the purpose of 

wind data collection for no more than two 

(2) years after the issuance of a 

Certificate of Occupancy for the tower.  At 

the conclusion of the aforementioned two (2) 

years, the tower must be dismantled and 

removed from the site within sixty (60) 

days; and 

 

b. Towers shall be constructed according to 

plans and specifications stamped by a 

licensed professional engineer, which shall 

be provided to the Board of Appeals with the 

application; and   

 

c. Towers shall be set back from habitable 

buildings by a distance equal to 1.1 times  

the tower height; and 

 

d. The applicant shall provide a safety report 

prepared and stamped by a licensed 

professional engineer to the Board of 

Appeals with their application for 
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conditional use, which demonstrates how the 

proposed temporary wind anemometer tower is 

safe in terms of strength, stability, 

security, grounding, icing impacts and 

maintenance; and 

 

e. The applicant shall provide evidence of 

commercial general liability insurance, such 

insurance to be satisfactory to Corporation 

Counsel and cover damage or injury resulting 

from construction, operation or dismantling 

of any part of the temporary wind anemometer 

tower; and 

 

f. Towers and associated guy wires shall be 

sited to minimize their prominence from and 

impacts on public ways (including pedestrian 

ways); and 

 

g. Towers shall be used for installing 

anemometers and similar devices at a range 

of heights from the ground to measure wind 

characteristics (speed, direction, 

frequency) and related meteorological data, 

but shall not be used for any other purpose; 

and 

 

h. A performance guarantee shall be required 

for the cost of removal of the tower, guy 

wires and anchors. This requirement may be 

satisfied by surety bond, letter of credit, 

escrow account or by evidence, acceptable to 

the City, or the financial and technical 

ability and commitment of the applicant or 

its agents to remove the facility at the end 

of the use period. 

 

5. Wind energy systems, as defined and allowed in 

Article X, Alternative Energy. 
(Ord. No. 536-84, 6-7-84; Ord. No. 265-84, § 2, 12-17-84; Ord. No. 76-85, § 6, 

7-1-85; Ord. No. 83-88, § 4, 7-19-88; Ord. No. 235-91, § 10, 2-4-91; Ord. No. 

118-93, § 9, 10-18-93; Ord. No. 133-96, § 5, 11-18-96; Ord. No. 154-96, § 9, 

12-16-96; Ord. No. 222-99, §5, 3-01-99; Ord. No. 94-07/08, 11-5-07; Ord. No. 

56/08/09, 9-3-08; Ord. No. 29-09/10, 8-3-09 emergency passage; Ord. No. 127-

09/10, 1-4-10 emergency passage; Ord. No. 240-09/10, 6-21-10; Ord. No. 9 10/11, 

8-2-10; Ord. No. 149-10/11, 3-7-11; Ord. No. 33-11/12, 1-18-12; Ord. 82-15/16, 

10-19-2015) 
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------ 

*Editor's note--Ord. No. 83-88, § 4, adopted July 19, 1988, 

amended § 14-118 by deleting subsection (b)5. See also the 

editor's note to Art. III of this chapter for additional 

provisions relative to Ord. No. 83-88. 
------ 

 

Sec. 14-119. Prohibited uses. 

 

Uses that are not expressly enumerated herein as either 

permitted uses or conditional uses are prohibited. 
(Ord. No. 536-84, 5-7-84) 

 

Sec. 14-120. Dimensional requirements. 

 

(a) In addition to the provisions of division 25 (space 

and bulk regulations and exceptions) of this article, lots in 

the R-5 zone shall meet the following minimum requirements: 

 

1. Minimum lot size: 

 

a. Residential: Six thousand (6,000) square feet 

except as provided for lots of record in section 

14-433 (lots of record and accessory structure 

setbacks for existing buildings) of this article. 

A lot in an unsewered residential district shall 

meet the provisions of the state Minimum Lot Size 

Law, 12 M.R.S.A. section 4807, or the applicable 

zoning lot size, whichever is larger. 

 

b. Reserved. 

 

c. Long-term, extended, or intermediate care 

facility: Two (2) acres. 

 

d. School: Thirty thousand (30,000) square feet. 

 

  e. Places of assembly: 

 

Large 43,560 sq. ft. 

Medium 21,780 sq. ft. 

Small 10,890 sq. ft. 

 

f. Municipal use: Six thousand (6,000) square feet. 

 

g. Hospital: Five (5) acres. 
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h. College, university, trade school: Two (2) acres. 

 

i. Multiplex: Nine thousand (9,000) square feet. 

 

j. Planned residential unit development (PRUD): Two 

(2) acres gross area, as defined in section 14-47 

(definitions) of this article, of contiguous 

land. 

 

k. All other uses: Six thousand (6,000) square feet. 

 

l. Lodging houses: Nine thousand (9,000) square 

feet. 

 

Provided that for uses specified in section 14-120 

(1)(c) through (i) above, no minimum lot area shall be 

required in the following cases: 

 

i. Uses existing as of June 1, 1983; 

 

ii. Expansion of uses onto land abutting the lot 

on which the principal use is located; 

 

iii. Expansion onto land other than the lot on 

which the principal use is located to the 

extent that such expansion consists of the 

reuse of surface parking area or 

nonresidential structures existing and in 

nonresidential use as of June 1, 1983, 

provided that such reuse is contained within 

the lot of record of such structure or 

parking area as of June 1, 1983; 

 

iv. Expansion onto land other than the lot on 

which the principal use is located of no 

more than fifteen (15) percent of the total 

contiguous land area of the existing use, or 

one (1) acre, whichever is less, within any 

five-year period. 

 

2. Minimum lot area per dwelling unit: 

 

PRUD: Three thousand (3,000) square feet of net land 

area as defined in section 14-47 (definitions) of this 

article. As part of a site plan and subdivision 

application, the applicant shall provide a calculation 
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of those factors deducted to determine net land area. In 

addition, such net area factors shall be delineated on 

a site plan. 

 

Special needs independent living units: Four thousand 

eight hundred (4,800) square feet; except that special 

needs independent living units with two hundred fifty 

(250) feet or more of frontage shall require three 

thousand six hundred (3,600) square feet. 

 

Other uses: Three thousand (3,000) square feet, except 

as provided for a multiplex. 

 

3. Minimum street frontage: Fifty (50) feet. 

 

4. Minimum yard dimension: 

 

(Yard dimensions include setbacks of structures from 

property lines and setbacks of structures from one 

another. No structure shall occupy the minimum yard of 

another structure.) 

 

a. Front yard: 

 

Principal or accessory structures: Twenty (20) 

feet. 

 

A front yard need not exceed the average depth of 

front yards on either side of the lot. A lot of 

record existing as of June 5, 1957, and less than 

one hundred (100) feet deep need not be deeper 

than twenty (20) percent of the depth of the lot. 

 

b. Rear yard: 

 

i. Principal or attached accessory structures 

with ground coverage greater than one 

hundred (100) square feet: Twenty (20) feet. 

 

ii. Accessory detached structures with ground 

coverage of one hundred and forty-four(144) 

square feet or less: Five (5) feet. 

 

Setbacks from swimming pools shall be as provided 

in section 14-432 (swimming pools) of this 

article. 
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c. Side yard: 

 

i. Principal or accessory structures with 

ground coverage greater than one hundred 

(100) square feet: 

 

Height of Structure    Required Side Yard 

 

1 story . . . . . . . . . . 8 feet 

 

1 1/2 stories . . . . . . . 8 feet 

 

2 stories . . . . . . . . . 12 feet 

 

2 1/2 stories . . . . . . . 14 feet 

 

The width of one (1) side yard may be reduced one 

(1) foot for every foot that the other side yard 

is correspondingly increased, but no side yard 

shall be less than eight (8) feet in width. In 

the case of a lot of record existing as of June 

5, 1957, and held under separate and distinct 

ownership from adjacent lots, the required side 

yard may be reduced in order to provide a 

buildable width of up to twenty-four (24) feet, 

but in no case shall the resulting side yards be 

less than eight (8) feet. 

 

ii. Accessory detached structures with ground 

coverage of one hundred and forty-four(144) 

square feet or less: Five (5) feet. 

 

d. Side yard on side street: 

 

Principal or accessory structures: Fifteen (15) 

feet. 

 

5. Maximum lot coverage: Forty (40) percent of lot area. 

 

6. Minimum lot width: 

 

Multiplex: Ninety (90) feet. 

 

Other uses: Sixty (60) feet. 
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7. Maximum structure height: 

 

Principal or attached accessory structure: Thirty-five 

(35) feet. 

 

Accessory detached structure: Eighteen (18) feet. 

 

Principal and accessory attached structure (PRUD): 

Thirty-five (35) feet. 

 

8. a. Maximum number of units in a building (PRUD): 

Twelve (12) units 

 

b. Maximum number of units in a multiplex building: 

Six (6) units. 

 

9. Maximum length of building (PRUD): One hundred forty 

(140) feet. 

 

10. Maximum length of accessory garage structure (PRUD): 

Sixty (60) feet. 

 

11. Minimum building setback from external subdivision 

property lines (PRUD): 

 

a. Building length of one hundred (100) feet or 

less: Twenty-five (25) feet. 

 

b. Building length greater than one hundred (100) 

feet: Thirty-five (35) feet. 

 

12. Minimum recreation open space area (PRUD): Three 

hundred (300) square feet per dwelling unit of common 

area designated for recreation purposes. Such 

recreation areas shall be level graded, dry, 

accessible and properly drained. At a minimum, a 

contiguous area of six thousand (6,000) square feet, 

with a minimum dimension of fifty (50) feet, shall be 

provided and shall include one (1) or more of the uses 

set forth in section 14-526(d) 9. and the planned 

residential unit development standards in the City of 

Portland Design Manual, but shall at least be usable 

as a multipurpose game field. Such recreation areas 

shall be located at least twenty-five (25) feet from 

dwelling units. 
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13. No habitable space in a PRUD shall be below grade, 

except basements that are part of and below 

aboveground units. 

 

14. a. Minimum rooming unit area for lodging houses: 

Two hundred (200) square feet of combined rooming 

unit and common area per rooming unit. Each 

individual rooming unit shall be a minimum of 

eighty (80) square feet. 

 

b. Minimum land area per lodging house rooming unit: 

One thousand (1,000) square feet. 

 

15. Maximum floor area for places of assembly on a 

collector or arterial road: 

 

Large Not limited 

Medium 4,500 sq. ft. 

Small 2,250 sq. ft. 

 

16. Maximum floor area for places of assembly not on a 

collector or arterial road: 

 

Large 4,500 sq. ft. 

Medium 2,250 sq. ft. 

Small 1,125 sq. ft. 

 

 

 (b) Small residential lot development:  Single family homes 

may be built on small lots located in the R-5 and may use the 

dimensional requirements below if one of the following conditions 

is met:  

 

The lot is:  

 

Vacant as of (date of enactment); or used exclusively for 

parking; or contains structure(s) not used for residential 

purposes; or created from a single lot division of a developed 

lot and results in a lot meeting the dimensional requirements of 

§ 14-120(b) with the remaining developed portion meeting the 

dimensional requirements of §14-120(a)(1)-(14) except as 

expressly provided in Section 14-120(b).   

 

1.  Minimum lot size: Five thousand (5,000) square feet.  

 

2.  Maximum lot size: 
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a.   Lots that are vacant as of September 3, 2008, used 

exclusively for parking, or contain structure(s) 

not used for residential purposes:  Six thousand 

(6,000) square feet. 

 

b.  Original developed lot prior to the single lot 

division that results in a lot meeting the 

dimensional requirements of §14-120(b) with the 

remaining developed portion meeting the 

dimensional requirements of §14-120(a)(1)-(14): 

Thirteen thousand (13,000) square feet.  

 

3.  Yard dimensions:  

 

a.  Side yard:  

 

i.   Principal or attached accessory structures 

with ground coverage greater than one 

hundred (100) square feet: Seven (7) feet. 

 

The width of one (1) side yard may be reduced 

one (1) foot for every foot that the other 

side yard is correspondingly increased, but no 

side yard shall be less than four (4) feet in 

width.  

 

ii.  Side yard on side street: Ten (10) feet. 

 

  4.   Minimum lot width: Forty (40).  

 

5.   Minimum street frontage: Forty (40).  

 

6.   Maximum lot coverage:  Fifty (50) percent. 
(Ord. No. 536-84, 5-7-84; Ord. No. 98-86, § 2, 10-6-86; Ord. No. 83-88, § 5, 

7-19-88; Ord. No. 386-89, §§ 1, 2, 4-3-89; Ord. No. 235-91, § 11, 2-4-91; Ord. 

No. 33A-91, § 5, 4-17-91; Ord. No. 118-93, § 10, 10-18-93; Ord. No. 154-96, § 

10, 12-16-96; Ord. No. 165-97, § 4, 12-1-97; ORd. No. 56-08/09, 9-3-08; Ord. 

No. 131-08/09, 12-15-08; Ord. No. 127-09/10, 1-4-10 emergency passage; Ord. No. 

278-09/10, 7-19-10; Ord. No. 275-10/11, 10-18-10) 

 

------ 

*Editor's note--Ord. No. 83-88, § 5, adopted July 19, 1988, 

amended § 14-120 to read as herein set out. See also the 

editor's note to Art. III of this chapter for additional 

provisions relative to Ord. No. 83-88. 
------ 
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Sec. 14-121. Other requirements. 

 

(a) Off-street parking: Off-street parking is required as 

provided in division 20 (off-street parking) of this 

article. 

 

(b) Shoreland and flood plain management regulations: Any 

lot or portion of a lot located in a shoreland zone as 

identified on the city shoreland zoning map or in a 

flood hazard zone shall be subject to the requirements 

of division 26 and/or division 26.5. 

 

(c) Storage of vehicles: Only one (1) unregistered motor 

vehicle may be stored outside on the premises for a 

period not exceeding thirty (30) days. 

 

(d) Small residential lot development shall conform to the 

site plan standards of § 14-526. 
(Ord. No. 536-84, 5-7-84; Ord. No. 15-92, § 9, 6-15-92; Ord. No. 56-08/09, 9-

3-08)

 

Sec. 14-122 – 14-125.  Reserved.  
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MULTIPLE TOTAL SQFT

BUILDINGS SQFT OF ALL

FOR THE PER BUILDINGS ON

ADRNO ADRSTR LAND USE TYPE CLASSIFICATION ZONING YRBLT PARCEL BUILDING  PARCEL ID PARCEL ID

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                  15,153                  15,153 121  C009011

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                  11,676                  11,676 121  C009012

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 892 892 121  C009013

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 7,291 7,291 121  C009014

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 256 256 121  C009015

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 6,560 6,560 121  C009021

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 6,335 6,335 121  C009022

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 3,202 3,202 121  C009023

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 911 911 121  C009024

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 1,670 1,670 121  C009025

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 1,295 1,295 121  C009026

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 256 256 121  C009027

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                  12,803                  12,803 121  C009028

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 295 295 121  C009029

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                  29,226                  29,226 121  C009031

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 3,547 3,547 121  C009041

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                  28,492                  28,492 121  C009B01

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                  19,060                  19,060 121  C009G01

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1 2,681 2,681 121  C009G02

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 840 840 121  C009G03

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 3,421 3,421 121  C009G04

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 8,970 8,970 121  C009G05

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1 967 967 121  C009G06
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335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                     1,032                     1,032 121  C009G07

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                     1,248                     1,248 121  C009G08

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                        856                        856 121  C009G09

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                        469                        469 121  C009G10

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                     3,020                     3,020 121  C009G11

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                     2,543                     2,543 121  C009G12

335 BRIGHTON AVE Commecial Condos Commercial Improved R3 1956 1                        380                        380 121  C009G13

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                        405                        405 121  C009G15

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                     1,885                     1,885 121  C009G16

335 BRIGHTON AVE Exempt Benevolent and Charitable Exempt Improved R3 1956 1                        965                        965 121  C009G17

Chevrus High School 267 OCEAN AVE Exempt Literary and Scientific Exempt Improved R3 1951 1                104,761                104,761 156  F001001

27 CAPISIC ST Exempt Benevolent and Charitable Exempt Improved R3 1900 1                  19,388                  18,078 194  B005001

Breakwater 856 BRIGHTON AVE Exempt Literary and Scientific Exempt Improved R3 1910 1                     5,553                     5,553 259  D001001

Breakwater 858 BRIGHTON AVE Exempt Literary and Scientific Exempt Improved R3 1900 1                  21,288                  21,288 260  H001002

Williams Temple - 
Place of Worship

274 TERRACE AVE Exempt Religious Exempt Improved R3 1970 1                     5,390                     5,390 262  B025001

Hall School 23 ORONO ST Exempt Govermental Exempt Improved R3 1957 1                  46,053                134,940 275  C048001

Mount Sinai 
Cemetery

161 HICKS ST Exempt Religious Exempt Improved R3 1931 1                        756                        756 297  C033001

1592 FOREST AVE Exempt Govermental Exempt Improved R3 1971 1                     4,654                111,408 299  D046001

1592 FOREST AVE Exempt Govermental Exempt Improved R3 1976 2                106,754                111,408 299  D046001

Noble Barbecue - 
Restaurant

1706 FOREST AVE Retail Commercial Improved R3 1921 1                     4,368                     4,368 309  G003001

Reed School 19 LIBBY ST Exempt Govermental Exempt Improved R3 1925 1                  33,243                  33,243 338  K004001

Fortune Garden - 
Restaurant

1435 FOREST AVE Multi Use Commercial Commercial Improved R3 1923 1                     4,310                     4,310 340  D004001

Portland Arts & 
Technology High 

196 ALLEN AVE Exempt Govermental Exempt Improved R3 1976 1                172,173                172,173 343  C013001

Emmanuel Assembly 
of God - Place of 

1571 WASHINGTON AVE Exempt Religious Exempt Improved R3 1969 1                  11,375                  11,375 374  A003001

Conversent 
Communications

172 AUBURN ST Transportation Commercial Improved R3 1963 1                     9,669                     9,669 374  A005001

First Lutheran 
Church

138 AUBURN ST Exempt Religious Exempt Improved R3 1959 1                  25,011                  25,011 374  A013001

CN Brown Energy 194 AUBURN ST Retail Commercial Improved R3 1960 1                     1,798                     1,798 374  A030001

Riverton School

 
 



Mercy Primary Care 
Center

117 AUBURN ST Office Commercial Improved R3 1980 1                  10,038                  10,038 375  C039001

Allen Ave Unitarian 
Church - Place of 

526 ALLEN AVE Exempt Religious Exempt Improved R3 1970 1                     4,847                     4,847 377  F029001

381 AUBURN ST Retail Commercial Improved R3 1960 1                     2,964                     3,204 382  F002001

381 AUBURN ST Retail Commercial Improved R3 1960 2                        240                     3,204 382  F002001

North Deering 
Alliance Church - 

1301 WASHINGTON AVE Exempt Religious Exempt Improved R3 1970 1                  11,168                  11,168 402  A001001

China Taste - 
Restaurant

1223 WASHINGTON AVE Retail Commercial Improved R3 1927 1                     2,244                     2,244 408  B023001

AV Access Network 1197 WASHINGTON AVE Retail Commercial Improved R3 1940 1                     3,346                     3,346 408  D013001

Progressive Water 
Solutions

934 OCEAN AVE Manufacturing Industrial Improved R3 1938 1                  11,346                  11,346 415  A004001

Eddies Convenience 
Store
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27 February 2018 

Sean Dundon, Chair 
Planning Board 
City of Portland 
389 Congress Street 
Portland, ME 04101 
mgrooms@portlandmaine.gov 

Chair Dundon and members of the Portland Planning Board, 

Landmarks supports the proposed text amendments for the R-3 zone because they will facilitate the 
reuse of both the 1950s addition and the historic 1926 Reed School structure using historic tax credits. 
Our Executive Director of Greater Portland Landmarks, Hilary Bassett, served on the Reed School 
Re-Use Advisory Task Force. We think this proposed use by Developer’s Collaborative reflects the 
public comments heard by members of the task force that identified the former school building as a 
vital component of the identity and character of the neighborhood.  

Across our city are neighborhood landmarks that have outgrown their historic use. We think it is 
socially and environmentally responsible for Portland’s zoning to facilitate a compatible reuse of these 
historic buildings, even if that use is of a higher density than the surrounding residential dwellings.  

We hope that the planning board will support this project by approving the proposed text 
amendments this evening. 

Thank you for considering our views. 

Sincerely, 

Julie Ann Larry 
Director of Advocacy 

Cc: Matt Grooms, Kevin Bunker 

Att. 10
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              PLANNING BOARD REPORT 
PORTLAND, MAINE 

 
Westerlea View Lofts:  Amendment to previous approval for 54 unit residential development 

 and commercial space  
75 Chestnut Street 

Amendment to Level III Subdivision and Site Plan 
#2018-046 (Amendment to #2016-184)     

CBL:  026  E010002 
A&M Partners Inc, Applicant 

Submitted to Portland Planning Board 
Public Hearing Date:  April 17th, 2018 

Prepared by:  Jean Fraser 
Date:  April 13th, 2018  

 
I. INTRODUCTION 
The applicant received approval for this project on December 13, 2016, subject to a condition of approval that the 
design be revised and reviewed by the Planning Board (Attachment 1).  The Planning Board considered revised 
architectural plans on February 14, 2017 and approved the project based on the final designs (Attachment 2).  The 
applicant submitted an amendment to the project that involves relatively substantial revisions to the design, along with 
some minor site plan amendments. The design amendments were considered by the Board on March 22, 2018 and were 
generally supported.  
 
The previously approved project comprises a new 7 story building 
of 54 units at the corner of Oxford and Chestnut Streets, located 
over the Chestnut Street garage access and abutting the garage.  
The site will be divided into two condos, one for the parking 
garage and one for the proposed residential building. Parking for 
the new residential units is proposed to be located in the garage, 
and the approved proposals include a raingarden and amenity 
area to the north of the building. The site is located in the B7 zone 
which has extensive design standards both in the Zoning 
ordinance and in the Design Standards. 
 
The site abuts the R6 zone along Chestnut and Oxford Streets and 
is currently an amenity area comprising 10 mature locust street 
trees and an access drive to the middle level of the parking garage. 
              
In addition to the design amendments, the proposed amendments 
reduce the unit count by two 1-BR units and alter the footprint 
and the way the design relates to the ROW. 
 
This Report includes a review of the elements that have changed, 
and where not specifically referenced the Report and associated 
Planning Board approval from December 2016 remains applicable.  
 
Applicant:  Lou Wood, A & M Partners, Inc 
Agent and Engineer: Tom Greer, Walsh Engineering Associates, Inc 
Architect: William Hopkins, Archetype 
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Required reviews for the Amendments: 
Applicant’s Proposal Applicable Standards 

New structure of 54 dwelling units Subdivision Review 
Multifamily building of 75,800 sq ft Level III Site Plan Review and B-7 Design Review 
 
II. PROJECT DATA (As amended) 

SUBJECT DATA 
Existing Zoning B-7 
Existing Use Parking garage and open, landscaped surrounds 
Proposed Use 52 residential units & 1 commercial unit 
Parcel Size 92,202 sq ft 
Impervious Surface Area 
--Existing 
--Proposed 
--Net Change 

 
53,832 sq ft 
64,796 sq ft 
10,964 sq ft 

Total Disturbed Area 22,309 sq ft 
Building  Footprint 
--Existing 
--Proposed 
--Net Change 

 
49,326 sq ft 
59,089 sq ft 
  9,763 sq ft 

 Building Floor Area 
--Existing 
--Proposed 
-Net Change 

 
147,978 sq ft (existing garage) 
223,328 sq ft 
  75,350 sq ft 

Residential 
- # of Existing Res. Units 
- # of proposed Res. Units 
- # of lots 
- # of affordable housing units 

 
0 
52 
2 
6 

Proposed Bedroom Mix 
-Efficiency Units 
One-Bedroom Units 
Two-Bedroom Units 
Three-Bedroom Units 

 
  2 
12 
38 
  0 

Parking Spaces 
Handicapped Spaces 

446 available in garage, of which 52 (1:1) committed to tenants 
3 

Bicycle parking Spaces 44 (36 inside; 8 outside)      (none existing) 
Estimated Cost of the project: $5,850,000 
 
III. PLANNING BOARD AND WORKSHOP 

COMMENTS        
 
Planning Board 
At the March Planning Board the applicant was 
requested to make one design revision:  to move the 
screen at the garage entrance to be closer to the 
street. The Board also requested, in response to public 
comments, an additional rendering showing the 
Chestnut Street elevation in context (submitted as Plan 
P25 and at right).  
 
 



O:\3 PLAN\5 DEVELOPMENT REVIEW\1 Dev Rev Projects\Chestnut St. - 75 2018-046 (26-E-10) Westerlea View Lofts Amendment\4b Planning Board Hearing 4.17.18\Staff 

Report\PB Report Amends -  hearing.docx                                                                                                                                                                           Page   3. 
 

 
 
Public Comments 
This Hearing was noticed to 154 neighbors and interested parties, and the public notice appeared in the Portland Press-
Herald on April 9th and 10th, 2018.  As of the completion of this PB Report the Planning Division has not received any 
written public comments. There were two public comments at the March PB workshop. 
 
IV. BACKGROUND 
The December 13, 2016 Planning Board Report includes a comprehensive description of the existing conditions, zoning 
and site plan and height/design analysis -  it can be found at:  
https://www.portlandmaine.gov/AgendaCenter/ViewFile/Agenda/_12132016-1879?html=true. 
 
The February 14, 2017 Planning Board Report that reviewed the final design in the context of Condition 1 of the 
December 2016 approval can be found at:   
https://www.portlandmaine.gov/AgendaCenter/ViewFile/Agenda/_02142017-1950?html=true 
 
The site is located within the B7 zone and abuts the R6 zone along Chestnut and Oxford Streets.  It is currently a grassed 
amenity area comprising 10 mature locust street trees and an access drive to the middle level of the parking garage. The 
proposed building would be constructed over the garage access.  
 
The recent PB Workshop to consider the design amendments held on March 22, 2018 includes the design evolution of 
the building and can be found at:  
https://www.portlandmaine.gov/AgendaCenter/ViewFile/Agenda/_03222018-2356?html=true 

Looking north from corner Oxford and Chestnut Streets 
V. PROPOSED AMENDMENTS 
The amendment application includes the following revisions to the approved project;  staff understand most of these 
are proposed at the request of a potential  buyer: 

• Reduction in the unit count to 52 dwellings, resulting from the omission of two one-BR units; 
• Design changes as summarized in the cover letter from the architects (Attachment B), which include: 

o Smaller window openings 
o Modifications to the Oxford Street elevation (placement of balconies, massing) 
o Revisions to the garage opening 
o Revised entrance locations and design 

• Revisions to the site plan, as partially identified in the cover letter from the civil engineers (Attachment C): 
o Revised footprint 
o Relocation of street trees (with one added) to take account of support columns in the sidewalk and the 

enlarged building along Chestnut Street 
o Revised patio, accesses and some utilities to accommodate revised architecture 
o Changes in the ROW, including some to address conditions of approval from the 2016 review. 

https://www.portlandmaine.gov/AgendaCenter/ViewFile/Agenda/_12132016-1879?html=true
https://www.portlandmaine.gov/AgendaCenter/ViewFile/Agenda/_02142017-1950?html=true
https://www.portlandmaine.gov/AgendaCenter/ViewFile/Agenda/_03222018-2356?html=true
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VI. ZONING ASSESSMENT 
The proposed amended building height is lower than that of the approved project and continues to meet the 
dimensional requirement of the B7 zone.  The B7 ordinance includes extensive Design Standards which are discussed 
below. 
 
VII. DESIGN AMENDMENTS 
The Planning Board Memorandum considered on March 22, 2018 included a chronological analysis of the design review 
as a context for considering the amendments.  The applicant has revised the screen at the garage opening as illustrated 
below: 
          Rendering of view from Lancaster Street looking south up Chestnut Street: 
 
        MARCH 2018 WORKSHOP:           
 
 
 
 
 
 
 
 
 
 
 
 
          APRIL 2018 HEARING:  
 
 
 
 
 
 
 
 
 
 
 
The design review discussions in 2016/2017 centered on the integration of the building at street level, the roof line and 
compatibility with the surrounding residential area. Some neighbors considered the building too high.  At the December 
2016 Hearing the Board added the following condition to allow for further revision of the design: 
 

That final proposals shall comply with the B7 Design Standards A-2, A-5, C-2, E-1, E-3 particularly: 
a. Articulated roofline; 
b. Massing and scale to transition and integrate with the residential context on Chestnut Street; 
c. Pedestrian experience on Chestnut Street; and 
d. Materiality; 

To be reviewed and approved by the Planning Board.   
 
The Workshop Memorandum reviewed the design amendments as included in Plan Set B;  these can be compared to 
the approved design in Plan Set A. The City’s Urban Designer, Caitlin Cameron, provided a detailed comment for the 
Workshop (Attachment 4) and has confirmed that staff finds the proposal submitted February 27, 2018 (as amended in 
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respect of the garage screen) meets the B-7 design standards as well as the Planning Board comments and areas of 
concern covered by the condition of approval.  
 
VIII. SUBDIVISION AMENDMENTS 
Further review of the amendments in respect of the Subdivision standards has been undertaken regarding the following 
where the amendments result in revisions: 

 
Subdivision Plat 
The applicant submitted a draft 2-sheet subdivision plat (Plan P18) and staff provided comments in March, 2018 
(Attachment 5).  A suggested condition of approval requires that the plat be finalized to address the staff comments 
and to reflect all of the easements, parking arrangements and other relevant conditions of any approval. 

 
Scenic Beauty and Street Trees 
The proposal results in the removal of 7 of the 10 mature trees at the back of the sidewalk on Chestnut Street (Plan 
P10). The approved Landscape Plan included 5 new maple street trees along Chestnut Street and 10 new trees 
elsewhere on the site, and at the time of the Landscape Plan approval the building columns were not part of the 
proposals. The amended Landscape Plan proposes 6 new trees along Chestnut Street but this number may not be 
possible due to conflicts with the building columns associated with the amended design and the need to provide a 
safe wide sidewalk.  The options for meeting the site plan street tree requirement are discussed further under the 
Site Plan review below. 

 
IX. SITE PLAN AMENDMENTS 
Further review of the amendments in respect of the Site Plan standards has been undertaken regarding the following 
where the amendments result in revisions. It should be noted that the civil plans (see Plans P9 and P10) were originally 
approved in 2016 before the final design was approved which included columns on the Chestnut Street frontage.  The 
amendments are generally minor, with the main impacts being on the ROW: 
 
As Approved (2016):                                                                             As Amended (2018): 

 
Right of Way – sidewalk, columns and street trees 
The applicant is proposing to reconstruct the sidewalk and at the 2016 Hearing this was confirmed to be at least 8 feet 
in width and in concrete along the Chestnut, Oxford and Lancaster Streets in accordance with the Council’s materials 
policy. At that time staff identified detailed revisions to meet Technical Standards and the amended site plans have 
addressed some of the conditions. 
 
The 8 feet sidewalk incorporated in the original approved plans was a commitment from the applicant during the review 
and was welcomed as it is expected that this stretch of sidewalk will become a well-used pedestrian link between 
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Bayside and Congress Street as Bayside is further developed.  The approved site plan did not include any columns to 
support the building within the 8 feet width, but the amended plan has two columns, the nearest being 5-6 feet from the 
curb.   

 
The combination of the columns and the revised layout of the street trees creates a situation where the path of walking  
must keep changing direction to avoid the trees and the columns, as illustrated in these “amendment” plans submitted 
by the applicant (Plan P19 & Attachment D ):   

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

The City’s Transportation Program Manager has commented (Attachment 7): 
 

“…Site Plan sheet C1.2 should be revised to show a direct, intuitive and non-meandering clear width of no 
less than 5 ‘ of width of sidewalk without having to avoid obstacles” 
 

The City Arborist has noted that there are a number of options for adjusting the street trees and also notes that in the 
future snowclearing machinery would also require a relatively straight and wide “path” (Attachment 8). It should be 
noted that the previous 2016 approval required a contribution of $6400 into the city’s Tree Fund. 

 
The provision of an adequate sidewalk walking space, while also providing street trees, is a challenge and the suggested 
condition of approval anticipates further revisions that would include the requirement for the sidewalk area to include a 
5 feet wide relatively straight walking path within the 8 foot wide sidewalk. 

 
Right-of-Way -  Details including street lighting 
The staff comments (Attachment 7) also include comments regarding the sidewalk ramp details and street lighting 
specifications and these are referenced in a suggested condition of approval. Due to a technical error the plans 
reviewed by staff did not include the street light locations;  the plans in the packet do show the locations but these need 
further review to ensure they are coordinated with the street tree locations. 
 
Parking/TDM/ADA accessibility 
The previous approval included conditions that relate to the parking provision being tied to the development,  the TDM 
Plan and the location and accessibility of ADA parking—all as based on the 2016 recommendations of the City’s 
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consultant Traffic Engineering Reviewer Tom Errico.  Mr Errico has confirmed that the amendments do not alter the 
need for these conditions and recommend that the conditions be reiterated as part of this review (Attachment 6).  

 
The proposed amendments have altered the access points between the new building and the parking garage, with some 
of the exits appearing to open into a parking space and with the ADA parking provision unclear (see the First Floor Plan 
(Plan P15).  A suggested condition of approval includes the requirement for further details of these aspects and related 
parking layout. 

 
The applicant has submitted the signed Reciprocal Agreement between the condo unit that includes the parking garage, 
and the unit that include the proposed new housing (Attachment F).  The citys Legal Advisor has commented that there 
should be a condition of approval that ensures that the final version of the parking lease agreement confirms the 
parking layout and access as well as the legal responsibilities and management/allocation (Att. 8).  

 
X. STAFF RECOMMENDATION 
Subject to the proposed motions and conditions of approval listed below, Planning Division staff recommends that the 
Planning Board approve the proposed amendments to the Westerlea View Lofts development at 75 Chestnut Street.  
Where staff do not consider that the amended proposals provide enough detail to address the previous conditions of 
approval, those conditions have been re- included in the Subdivision and Site Plan parts of the proposed Motion. One of 
the previous 2016 conditions has been removed as it has been met. 
 
XI. PROPOSED MOTIONS FOR THE BOARD TO CONSIDER 
 
EDITORS NOTE:  The approved Waivers and Inclusionary Zoning conditions approved by the Planning Board on 
December 13, 2016  (#2016-184) remain in force.   The following motions are largely the same as the previous 
conditions of approval with respect to the Subdivision and Site Plan ordinances, with one condition removed  
(met in the revised plans) and the underlined wording added or revised.  
 
A. SUBDIVISION  
On the basis of the application, plans, reports and other information submitted by the applicant; findings and 
recommendations contained in the Planning Board report for the public hearing on April 17, 2018 for application 
2018-046 (75 Chestnut Street) relevant to the subdivision regulations; and the testimony presented at the Planning 
Board hearing, the Planning Board finds that the amended plan [is/is not] in conformance with the subdivision 
standards of the land use code, subject to the following conditions of approval, which must be met prior to the 
signing of the plat unless otherwise noted: 
 

i. The applicant shall submit a final subdivision plat for review and approval by Corporation Counsel, the 
Department of Public Works, and the Planning Authority, addressing the staff comments and reflecting 
the subdivision and site plan conditions of approval;  

ii. That a lease agreement for the required parking, as contemplated by the submitted Reciprocal 
Agreement, be submitted for review and  approval by the Corporation Counsel, the Department of Public 
Works, and the Planning Authority, and executed prior to the issuance of a building permit.  Such lease to 
include the term, number, location and accessibility of handicapped spots and other details to meet the 
City's parking requirements.  The rules and regulations governing the use of the parking spaces, as 
referenced in Article 6 of the Reciprocal Agreement, shall be submitted prior to the approval of the 
aforementioned lease; and 

iii. The applicant shall provide drafts of all necessary easements, including but not limited to: 
a. Temporary construction easement from the City of Portland to Westerlea View Lofts;  
b. License from the City of Portland to Westerlea View Lofts for building footings; 
c. Easement(s) for the deck extensions above the existing parking garage structures (air rights); and 
d. Access easement for sidewalks that are on the site property, 
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 for review and approval by Corporation Counsel, the Department of Public Works, and the Planning 
Authority, with evidence of executed easements to be submitted prior to the issuance of a building 
permit. 

B. SITE PLAN 
On the basis of the application, plans, reports and other information submitted by the applicant, findings and 
recommendations contained in planning board report for the public hearing on April 17, 2018 for application 2018-046 
(75 Chestnut Street) relevant to the Site Plan Ordinance and other regulations and the testimony presented at the 
Planning Board hearing, the Planning Board finds that the amended plan is / is not in conformance with the site plan 
standards of the land use code, subject to the following conditions:  

i. That the project is subject to the submitted Transportation Demand Management Plan dated October 
2016, to include annual monitoring studies that comply with the requirements set out in the comments of 
the Traffic Engineering reviewer Tom Errico dated 12.9.2016;  
 

ii. That the ROW plans along the Chestnut Street frontage be revised, for review and approval prior to the 
issuance of a building permit, to: 

a. Provide a relatively straight 5 foot wide ADA clear sidewalk with no impediments (excepting 
tree grates in limited locations) within an overall width of a minimum of 8 feet sidewalk; 

b. Provide at least 4 street trees in front of the building on Chestnut Street and 1 additional street 
tree nearby, taking into account the options suggested by the City Arborist dated 4.12.18; 

c. Show the locations and revised specifications for the four new street lamps to be installed by 
the applicant, to be coordinated with the street tree spacing; 
 

iii. That the applicant submit a revised and more detailed plan for the amenity area between the building and 
Lancaster Street that demonstrates that the safety and security of the area meets CPTED standards eg re 
lighting, visual surveillance and similar issues including landscape features;  

 
iv. That the applicant and all assigns shall comply with the conditions of Chapter 32 stormwater including 

Article III, post-construction storm water management, which specifies the annual inspections and 
reporting requirements.  The developer/contractor/subcontractor  must comply with conditions of the 
submitted construction stormwater management plan and sediment and erosion control plan dated 
9.30.2016 based on City standards and State guidelines.  A Maintenance Agreement for the stormwater 
drainage system shall be approved by Corporation Counsel and the Department of Public Works, and 
submitted, signed and recorded prior to the issuance of a Certificate of Occupancy with a copy to the 
Department of Public Works;  

 
v. That plans showing details for the areas listed below shall be submitted to the Planning Authority for 

review and approval prior to the issuance of a building permit:  
a. Patio/entrances on Oxford Street  
b. Doors for entrance to parking garage on Chestnut Street 
c. Decks over parking lot 
d. Live-work unit 
e. Parking layout (dimensioned) for ADA spaces and demonstration that it meets applicable state and 

federal standards regarding ADA van parking; 
 

vi. That the applicant shall submit details of the location, design and screening of façade and rooftop 
external heating, ventilation and other mechanical equipment, and associated information to document 
the sound levels meet the City’s Site Plan, Zoning and Technical Standards, for review and approval by 
the Planning Authority;  

vii. That the applicant address the Fire Department comments dated 9.7.2016; and 
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viii. That the proposed building mounted wall sconces shall be installed so that the light is directed 
downward. 

 
ATTACHMENTS 
 
Attachments to the Report 

1. Approval letter dated 12.16.2016 (except Design) 
2. Approval letter 2.14.2017 (RE Cond 1 Design) 
3. Design Review Workshop comments on Amendments 
4. Final Design Review comments 
5. Staff comments on draft Subdivision Plats 
6. Final Traffic Engineering Review Comments 
7. Final Transportation Program Manager comments 
8. Legal comments regarding Reciprocal Agreement 
9. Final City Arborist Comments 
 

Public Comments  (none received at the time report was prepared) 
 
Applicants Amendment  Submittal   

A. Amendment Applications 
B. Cover letter describing design amendments (Archetype) 
C. Cover letter describing Site Plan amendments (Walsh Engineering) 
D. Street Tree amendments 
E. Parking information (as for 2016) 
F. Signed Reciprocal Agreement 

 
A.  Plans/Renderings as approved 2016/2017 

P1.   Approved 2017 Elevations 
P2.   Approved 2017 Elevations Rendered 
P3.   Approved 2017 Lancaster/Chestnut revised rendering 
P4.   Approved 2017  Oxford /Chestnut revised rendering 
P5.   Approved 2017 Upper Chestnut rendering 
P6.   Approved 2017 Street View of Chestnut Street revised 
P7.   Approved 2017  Massing 
P8.   Approved subject to Conditions Draft Subdivision Plan  
P9.   Approved subject to Conditions 2016 Site Plan 
P10. Approved subject to conditions 2016 Landscape Plan 
P11.  Line Axon of approved -  two views 

 
B. Plans/Renderings as amended 2018 

P12.  Amended Elevations  
P13.  Amended Lancaster/Chestnut Rendering 
P14.  Amended Upper Chestnut Rendering 
P15.  Amended Floor Plans 
P16.  Exterior Details 
P17.  Existing Conds & Demolition 
P18.  Amended Draft Subdivision Plan  
P19.  Amended Site Plan 
P20.  Amended Landscape Plan 
P21.  Amended Grading and Utilities Plan 

      P22.  Amended Erosion Control Plan 
P23.  Line Axon Upper Chestnut 
P24.  Final Line Axon Lancaster 
P25.  Rendering from Chestnut in context 
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CITY OF PORTLAND, MAINE 
PLANNING BOARD 

Elizabeth Boepple, Chair 
Sean Dundon, Vice Chair 

Carol Morrissette 
David Eaton 

Kristien Nichols 
Lisa Whited 

Maggie Stanley 

December 16, 2016 

Lou Woods 
A&M Partners Inc 
120 Exchange Street 
Portland ME 04101 

Thomas S Greer, P.E. 
Pinkham & Greer, Civil Engineers 
28 Vannah Avenue 
Portland ME 04103 

Project Name:  Westerlea View Lofts: 54 unit residential development plus 1 commercial space 
Project ID: #2016-184 (Subdivision & Site Plan) and 

#2016-185 (Conditional Use Inclusionary Zoning) 
Address: 75 Chestnut Street CBL:   26/E/10 
Applicant: A&M Partners Inc 
Planner: Jean Fraser 

Dear Sirs: 

On December 13, 2016, the Planning Board considered a proposal for a new 7 story building 
comprising 54 residential apartments (rental), and one commercial unit, totaling approximately 
75,800 sq ft, located at 75 Chestnut Street. One parking space per residential unit is proposed to be 
located in the existing abutting parking garage for the tenants of the new building, and the project also 
includes a landscaped amenity area. The Planning Board reviewed the proposal for conformance with 
the standards of the Subdivision, Site Plan, B-7 Zone and Inclusionary Zoning. 

The Planning Board voted 7-0 to approve the application with the following waiver and conditions as 
presented below: 

A.  WAIVER 
On the basis of the application, plans, reports and other information submitted by the applicant; findings 
and recommendations contained in the planning board report for the public hearing on December 13, 
2016 for application 2016-184 (75 Chestnut Street) relevant to Portland’s technical and design 
standards and other regulations; and the testimony presented at the planning board hearing: 

1. The planning board voted 7-0 that it finds that the applicant has demonstrated that site
constraints prevent the planting of all required street trees in the right-of-way.  The planning
board waives the site plan standard (Section 14-526 (b) (iii) requiring one street tree per unit
for multi-family development and concludes that the applicant shall contribute $6,400 to
Portland’s tree fund.

Att. 1
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B.  SUBDIVISION 
On the basis of the application, plans, reports and other information submitted by the applicant; findings 
and recommendations contained in the planning board report for the public hearing on December 13, 
2016 for application 2016-184 (75 Chestnut Street) relevant to the subdivision regulations; and the 
testimony presented at the planning board hearing, the planning board voted 7-0 that the plan is in 
conformance with the subdivision standards of the land use code and approves the application, subject 
to the following conditions of approval, which must be met prior to the signing of the plat: 

 
i. The applicant shall submit a final subdivision plat for review and approval by Corporation 

Counsel, the Department of Public Works, and the Planning Authority; 
 

ii. The applicant shall provide drafts of all necessary easements, including but not limited to: 

a.   Temporary construction easement from the City of Portland to Westerlea View Lofts; 

b.   License from the City of Portland to Westerlea View Lofts for building footings; 

c.   Easement(s) for the deck extensions above the existing parking garage structures (air 
rights); 

 

d.   Access easement for sidewalks that are on the site property; 
 

e.   Easement or other legal document to secure required parking for the residential units; 
 

for review and approval by Corporation Counsel, the Department of Public Works, and the 
Planning Authority, with evidence of executed easements to be submitted prior to the 
issuance of a building permit. 

 
C.  SITE PLAN 
On the basis of the application, plans, reports and other information submitted by the applicant, findings 
and recommendations contained in planning board report for the public hearing on December 13, 2016 
for application 2016-184 (75 Chestnut Street) relevant to the Site Plan Ordinance and other regulations 
and the testimony presented at the Planning Board hearing: 

 

The Planning Board voted 7-0 that the plan is in conformance with the site plan standards of the 
land use code, subject to the following conditions: 

 

i. That final proposals shall comply with the B7 Design Standards A-2, A-5, C-2, E-1 and E-3, 
particularly addressing: 

 

a.   Articulated roofline; 
 

b.   Massing and scale to transition and integrate with the residential context on Chestnut 
Street; 

 

c.   Pedestrian experience on Chestnut Street; and 

d.   Materiality; 

to be reviewed and approved by the Planning Board. 
 

ii. That the project is subject to the submitted Transportation Demand Management Plan dated 
October 2016, to include annual monitoring studies that comply with the requirements set 
out in the comments of the Traffic Engineering reviewer Tom Errico dated 12.9.2016; and 

 
iii. That the applicant submit a revised and more detailed plan for the amenity area between the 

building and Lancaster Street that demonstrates that the safety and security of the area meets 
CPTED standards eg re lighting, visual surveillance and similar issues including landscape 
features; and 
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iv. That the applicant and all assigns shall comply with the conditions of Chapter 32 stormwater 
including Article III, post-construction storm water management, which specifies the annual 
inspections and reporting requirements.  The developer/contractor/subcontractor  must 
comply with conditions of the submitted construction stormwater management plan and 
sediment and erosion control plan dated 9.30.2016 based on City standards and State 
guidelines.  A Maintenance Agreement for the stormwater drainage system shall be 
approved by Corporation Counsel and the Department of Public Works, and submitted, 
signed and recorded prior to the issuance of a Certificate of Occupancy with a copy to the 
Department of Public Works; and 

 
v. That plans showing details for the areas listed below shall be submitted to the Planning 

Authority for review and approval prior to the issuance of a building permit: 
 

a.   Patio/entrances on Oxford Street 
 

b.   Doors for entrance to parking garage on Chestnut Street 

c.   Decks over parking lot 

d.   Live-work unit 
 

e.   Parking layout (dimensioned) for ADA spaces and demonstration that it meets 
applicable state and federal standards regarding ADA van parking. 

 
vi. That the applicant shall revise plans and provide design details for the following elements in 

the City’s Right of Way, for review and approval prior to the issuance of a building permit: 
 

a.   Driveway aprons on Oxford Street and Lancaster Street, noting a pedestrian accessibility 
route with a maximum 2% cross-slope, and whether full or partial adjustment to the 
grade of the driveway apron is required; 

 

b.   Grading adjustments for the sidewalk ramp construction at the corner of Chestnut Street 
and Lancaster Street to address the ponding of water that currently impacts the 
pedestrian walking route; and 

 

c.   The provision of an underground lighting conduit as part of the sidewalk reconstruction 
along the lot frontage on Oxford Street. 

 

vii. That the applicant shall submit details of the location, design and screening of façade and 
rooftop external heating, ventilation and other mechanical equipment, and associated 
information to document the sound levels meet the City’s Site Plan, Zoning and Technical 
Standards, for review and approval by the Planning Authority; and 

 

viii.  That the applicant address the Fire Department comments dated 9.7.2016; and 
 

ix. That the proposed building mounted wall sconces shall be installed so that the light is 
directed downward. 

 
D.  INCLUSIONARY ZONING CONDITIONAL USE 
On the basis of the application, plans, reports and other information submitted by the applicant; findings 
and recommendations contained in the Planning Board Report for the public hearing on December 13, 
2016 for application 2016-185 (75 Chestnut Street) relevant to the Conditional Use as authorized by 
Division 30, Section 14-487 Ensuring Workforce Housing; and the testimony presented at the planning 
board hearing, the planning board voted 7-0  that the Conditional Use is in conformance with the 
standards of the land use code and approves the application, subject to the following conditions of 
approval: (continued) 



4 O:\PLAN\5 DEVELOPMENT REVIEW\1Dev Rev Projects\Chestnut St. - 75 (54 unit housing)\Approval letters\APP LTR 75 Chestnut St 2016-184 & 2016-185.doc  

i. Provided the Applicant and the City enter into an Affordable Housing Agreement (AHA) 
before a Building Permit may be issued. 

 
ii. The AHA will outline the details of the affordability restrictions placed on the workforce 

units and will be filed as a covenant to the 75 Chestnut Street property’s deed with the 
Cumberland County Registry of Deeds before a Certificate of Occupancy may be issued. 

 
The approval is based on the submitted plans and the findings related to site plan review standards as 
contained in the Planning Report for application #2016-184 and #2016-185, which is attached. 

 
STANDARD CONDITIONS OF APPROVAL 
Please note the following standard conditions of approval and requirements for all approved site plans: 

 
1.   Subdivision Recording Plat  A revised recording plat listing all conditions of subdivision approval 

must be submitted for review and signature prior to the issuance of a performance guarantee.  The 
performance guarantee must be issued prior to the release of the recording plat for recording at the 
Cumberland County Registry of Deeds. 

 
2.   Subdivision Waivers  Pursuant to 30-A MRSA section 4406(B)(1), any waiver must be specified 

on the subdivision plan or outlined in a notice and the plan or notice must be recorded in the 
Cumberland County Registry of Deeds within 90 days of the final subdivision approval). 

 
3.   Develop Site According to Plan  The site shall be developed and maintained as depicted on the site 

plan and in the written submission of the applicant. Modification of any approved site plan or 
alteration of a parcel which was the subject of site plan approval after May 20, 1974, shall require 
the prior approval of a revised site plan by the Planning Board or Planning Authority pursuant to the 
terms of Chapter 14, Land Use, of the Portland City Code. 

 
4.   Separate Building Permits Are Required  This approval does not constitute approval of building 

plans, which must be reviewed and approved by the City of Portland’s Permitting and Inspection 
Division. 

 
5.   Site Plan Expiration The site plan approval will be deemed to have expired unless work has 

commenced within one (1) year of the approval or within a time period up to three (3) years from 
the approval date as agreed upon in writing by the City and the applicant.  Requests to extend 
approvals must be received before the one (1) year expiration date. 

 
6.   Subdivision Plan Expiration The subdivision approval is valid for up to three years from the date 

of Planning Board approval. 
 

7.   Performance Guarantee and Inspection Fees  A performance guarantee covering the site 
improvements, inspection fee payment of 2.0% of the guarantee amount and six (6) final sets of 
plans must be submitted to and approved by the Planning Division and Public Works Department 
prior to the release of a subdivision plat for recording at the Cumberland County Registry of Deeds, 
and prior to the release of a building permit, street opening permit or certificate of occupancy for 
site plans.  If you need to make any modifications to the approved plans, you must submit a revised 
site plan application for staff review and approval. 

 
8.   Defect Guarantee  A defect guarantee, consisting of 10% of the performance guarantee, must be 

posted before the performance guarantee will be released. 
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9.   Preconstruction Meeting  Prior to the release of a building permit or site construction, a pre- 
construction meeting shall be held at the project site.  This meeting will be held with the contractor, 
Development Review Coordinator, Public Work's representative and owner to review the 
construction schedule and critical aspects of the site work.  At that time, the Development Review 
Coordinator will confirm that the contractor is working from the approved site plan.  The 
site/building contractor shall provide three (3) copies of a detailed construction schedule to the 
attending City representatives.  It shall be the contractor's responsibility to arrange a mutually 
agreeable time for the pre-construction meeting. 

 
10. Department of Public Works Permits  If work will occur within the public right-of-way such as 

utilities, curb, sidewalk and driveway construction, a street opening permit(s) is required for your 
site.  Please contact Carol Merritt at 874-8300, ext. 8828.  (Only excavators licensed by the City of 
Portland are eligible.) 

 
11. As-Built Final Plans  Final sets of as-built plans shall be submitted digitally to the Planning 

Division, on a CD or DVD, in AutoCAD format (*,dwg), release AutoCAD 2005 or greater. 
 

12. Mylar Copies Mylar copies of the as-built drawings for the public streets and other public 
infrastructure in the subdivision must be submitted to the Public Works Department prior to the 
issuance of a certificate of occupancy. 

 
The Development Review Coordinator must be notified five (5) working days prior to the date required 
for final site inspection.  The Development Review Coordinator can be reached at the Planning 
Division at 874-8632.  All site plan requirements must be completed and approved by the Development 
Review Coordinator prior to issuance of a Certificate of Occupancy.  Please schedule any property 
closing with these requirements in mind. 

 
If there are any questions, please contact Jean Fraser at (207) 874- 8728. 

Sincerely, 

 

Elizabeth Boepple, Chair 
Portland Planning Board 

 
Attachments: 
1. Final B7 Design Review comments dated December 5, 2016 
2. Fire Department comments dated December 13, 2016 
3. Planning Board Report 
4. City Code, Chapter 32 
5. Sample Stormwater Maintenance Agreement 
6. Performance Guarantee Packet 
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Electronic Distribution:  
Jeff Levine, AICP, Director of Planning and Urban Development 
Stuart O’Brien, City Planning Director 
Barbara Barhydt, Development Review Services Manager 
Jean Fraser, Planner 
Philip DiPierro, Development Review Coordinator, Planning 
Mike Russell, Director of Permitting and Inspections 
Ann Machado, Zoning Administrator, Inspections Division 
Jonathan Rioux, Inspections Division Deputy Director 
Jeanie Bourke, Plan Reviewer/CEO, Inspections Division 
Chris Branch, Director of Public Works 
Katherine Earley, Engineering Services Manager, Public Works 
Bill Clark, Project Engineer, Public Works 

 
Doug Roncarati, Stormwater Coordinator, Public Works 
Greg Vining, Associate Engineer, Public Works Michelle 
Sweeney, Associate Engineer, Public Works John Low, 
Associate Engineer, Public Works 
Rhonda Zazzara, Field Inspection Coordinator, Public Works 
Jeff Tarling, City Arborist, Public Works 
Jeremiah Bartlett, Public Works 
Keith Gautreau, Fire Department 
Danielle West-Chuhta, Corporation Counsel 
Thomas Errico, P.E., TY Lin Associates 
Lauren Swett, P.E., Woodard and Curran 
Rick Blackburn, Assessor’s Department 
Approval Letter File 
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Planning and Urban Development Department 
Planning Division 

Attachment 1 

 
 

Subject: B7 Design Review – 75 Chestnut Street 
 

Written by: Caitlin Cameron, Urban Designer 
 

Date of Review: Monday, December 5, 2016 
 
 
 

Design Review Criteria: 
The project must meet the B-7 Mixed Use Urban District Zone Design Principles & Standards (Appendix 4 of the 
Design Manual). 

 
Findings of the Design Review: 
Below are the standards relevant to the Planning Board comments from the September 13, 2016 and October 
18, 2016 workshops with staff comment. Those standards not listed in this memo are either met or not 
applicable. 

 
Staff recommends a condition of approval that states: That final compliance with Design Standards A-2, A-5, C-2, 
D-1, D-4, E-1, E-3, E-4 shall be reviewed and approved by Planning staff to address the staff design comments 
dated 12.9.16 which primarily relate to material placement and design of the pedestrian realm. 

 
Principle A: Urban Design 
All development in Bayside shall be designed to create a strong urban identity and sense of place.  Buildings may 
be a variety of architectural styles, particularly those that are innovative and express the aesthetic of the time in 
which they were built, and shall be organized according to principles of urban design that integrate with the 
urban fabric of surrounding neighborhoods  and Portland as a whole. These principles shall . . . ensure sensitive 
transitions to surrounding neighborhoods, enhance the physical amenities of the neighborhood, and create a 
pedestrian oriented environment with safe and vital streets. 

 
A-2: Edges and Transitions – Transitions between larger scale, mixed use buildings and smaller-scale residential 
uses shall be designed so that there is a seamless connection to adjacent residential neighborhoods to ensure that 
these zones remain stable, quiet, and secure. This shall be achieved through the mitigation of height, massing, 
stepbacks, materials, and details and design of the façade at the pedestrian level. . . . Larger scale developments 
may use public open spaces to provide transitions to lower scale uses. 

•  To address the standard and the board comment, the applicant modified the massing on the Oxford 
Street façade. The revisions result in a graduated massing that places a four-story mass at the street, 
of similar scale and proportion to the residential architecture around it. The changes in plane are 
accentuated with changes in material. The façade continues to have a “secondary” presence on the 
street – Chestnut Street being the principal façade with the primary residential entrance. The 
secondary aspect of the façade is reflected in the design of the door and the smaller, elevated 
windows at the street to indicate the private use. 

•  On Chestnut Street, the detail and design of the façade at the pedestrian level should be 
strengthened to improve the sense of scale through revisions to material placement and the addition 
of articulation elements that relate to the pedestrian realm experience (Standards E-1, E-3, E-4). 
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A-5: Pedestrian Environment – Development on public streets or public spaces shall be human scale at the 
pedestrian level and enhance the pedestrian environment through the use of elements at the first floor such as . . 
. fully functioning entries oriented to the street; active windows and storefronts; awnings and weather protection; 
outdoor seating and sales displays; adequately sized sidewalks; gathering spaces; trees and landscaping; street 
furniture; . . . 

•  The project uses fenestration at the ground levels, entrances emphasize with canopies and material 
change, and open space at the end of the block. 

•  Where the standard is still not met is the detail and design of the building façade at the ground level. 
Little to no massing or façade variation is used to differentiate the ground floor – the result is a flat 

façade for the full 6 stories of the building. The staff recommends that the architecture team further 
articulate and detail the pedestrian level to create a sense of enclosure and the placement of 
materials to reflect the uses rather than arbitrary placement. These comments also apply to 
Standard E-1 Architectural Design, E-3 Massing, and E-4 Articulation. 

 
A-7: Building Orientation – The primary facades and entrances of buildings shall be oriented to streets, major 
pedestrian routes, or open spaces in order enhance the pedestrian-oriented environment. 

•  The project faces onto two streets and is set close to the property line. 
•  Chestnut Street is treated like the primary façade with the primary residential entrance. Oxford 

Street is the secondary façade but addresses the street with a minor residential entrance, some 
visual interest and massing variation, and a maintenance of the street wall. 

 
Principle C: Parking, Loading and Service Areas 
C-2: Parking Entrances – The entrance to parking garages shall respect the pedestrian realm and minimize the 
visual impact of the garage . . . 

•  For CPTED concerns, staff recommended that the design of the “tunnel” to the garage entrance on 
Chestnut Street be revised – the applicant has addressed the concern by adding a gate at the façade. 
However, the design of that gate and vehicle entrance/exit should be clarified so as to not encroach 
on the sidewalk/pedestrian path. Car stacking should also be considered in the placement of the 
gate. 

 
Principle D: Open Space and the Public Realm 
D-1: Open Space Design – Publicly-accessible parks, plazas, and other open space shall be accessible from 
sidewalks and surrounding buildings. . . . Pedestrian amenities such as seating, lighting, artwork, trash 
receptacles, etc. shall be compatible with the City’s Streetscape Standards for Bayside. . . . Solar access, wind 
protection, and landscaping shall be considered to enhance pedestrian comfort and provide a variety of sunny 
and shaded areas. 

•  It is not clear whether the open space provided is accessible from the sidewalk. The space shown as 
plaza and seating is visible from the sidewalks, streets, and buildings as required by the standard. 
The amenity provided appears to be a paved area with seating that is under shade, and additional 
landscaping throughout the space. No lighting is proposed. 

 
D-4: Pedestrian Amenities – Pedestrian amenities shall comply with the City’s Technical Manual at a minimum, 
and also with the streetscape standards selected for Bayside. 

•  Seating: One linear foot of seating for each thirty (30) square feet of open space, or 30 linear feet of 
pedestrian route shall be provided within publicly accessible open space. 

•  It is not clear whether the seating proposed in the open space meets this standard – what kind of 
seating and what linear feet of seating are proposed? 

 
Principle E: Architectural Design 
New development shall create a mixed-use, pedestrian-friendly setting that contributes to the context of the 
surrounding urban fabric and provides a sensitive transition to adjacent residential neighborhoods. . . . The scale, 
massing, and fenestration of new development shall reflect its context, . . . 
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E-1: Architectural Design – New development in Bayside may be a variety of architectural styles, . . . and shall be 
organized according to principles of urban design that integrate with the urban fabric of surrounding 
neighborhoods and Portland as a whole.  A respectful integration of contemporary design within the existing 
context shall complement, reinforce, and enhance the prevailing patterns and proportions of adjacent buildings 
without requiring imitation or repetition. 

•  Overall, staff does not find the placement of materials to be contextual. In some cases, the materials 
correspond to the massing or use, but in other cases, materials change at corners or in arbitrary 
ways that result in a patchwork quilt effect that does not benefit the overall design nor does it relate 
to the pattern or use of materials in the context. Staff recommends a simplification of material 
placement (example below). Visual interest should be achieved through articulation rather than a 
material pastiche. 

 
E-2: Height –Heights along the edges of the B-7 Zone shall transition to the scale of adjacent neighborhood 
development through design elements such as variations in massing; articulation of the facades in intervals that 
reflect exiting structures or platting pattern, stepping the architecture to adjacent buildings and/or contextual 
proportions of building elements, use of architectural style and details such as roof lines, belt courses, cornices, or 
fenestration, and color or materials that derive from the less intensive zone. 

•  The Planning Board’s concerns regarding transition of height have been addressed by the revisions 
to the Oxford Street façade. 

 
E-3: Massing – Large expanses of undifferentiated façade or uniform cladding is not allowed along public rights of 
way. . . . The composition of a proposed building façade shall be defined by horizontal and vertical articulation, 
with vertical articulation being predominant, in keeping with the local context of the urban form. 

•  As stated above, little to no massing or façade variation is used to differentiate the ground floor – 
the result is a flat façade for the full 6 stories of the building. 

 
New buildings that are four stories or higher shall have three components: base, middle, and top. 

•  The base of the building should be more consistently defined, especially on the Chestnut Street side. 
At this point, that can best be achieved through articulation, material placement and detailing. The 

corner, double-height live-work unit could also be more substantially differentiated from the other 
masses of the building. 

 
E-4: Articulation – Façades visible from public rights of way shall incorporate design elements that break the 
facades into components scaled to the pedestrian, and to the context of other buildings on the street. This may 
be accomplished through an expression of the building’s base, middle and top, vertical fenestration, variation in 
the planes of the façade, architectural details such as windows, doors, bays, balconies, cornices, reveals, 
expansion joints, trim, changes in color, texture, and material, permanent artwork, etc. 

•  The project uses fenestration at the ground levels, entrances emphasize with canopies and material 
change, recessed bays at the upper floors, and open space at the end of the block. 

The base of the building which relates to the pedestrian realm shall be designed with a high level of detailing 
and material quality utilizing the options listed above. . . . Buildings which are six and seven stories shall meet 
this standard on the firs. t 24 feet, or the first two floors at a minimum. 

•  The level of detail and articulation on the Chestnut Street elevation is not sufficient, especially at the 
street level. Material changes are mostly arbitrary and other than at the entrance, do not 
correspond to uses or plane changes. Revisions to meet this standard could come in form of 
enclosure; articulation and detail (reveals, dimensional trim, material transitions, detail); placement 
of material that corresponds with uses 

 
 
 

[see sketch next page] 



10 O:\PLAN\5 DEVELOPMENT REVIEW\1Dev Rev Projects\Chestnut St. - 75 (54 unit housing)\Approval letters\APP LTR 75 Chestnut St 2016-184 & 2016-185.doc  

 

 



 

Attachment 2 
 

 
 

MEMORANDUM 
 

To:  FILE 
 

From:  Jean Fraser 
 

Subject:   Application ID: 2016-184 
 

Date:  12/13/2016 
 

 
Comments  Submitted  by: Keith Gautreau/Fire on 9/7/2016 

 
:ire Department  Access shall have an unobstructed vertical clearance  of not less than 13 ft 6 in.  We will NOT be 
requiring this vertical clearance  as emergency vehicles will not be entering the parking garage 

 

Comments  Submitted by: Keith Gautreau/Fire on 9/7/2016 
Premises Identification 
The main entrance of the building must be the address for the property. This should be consistent with 911, tax 
assessor, Inspections Division and future mailing address. 
Street addresses shall be marked on the structure and shall be as approved by the City E-911 Addressing 
Officer. 
If the building entry faces a different street, both the street name and number should be large enough to read 
from the street 
Address numbers  must be a minimum  of 4 inches high. 
The number should be in Arabic numerals  rather than spelled out (for example,  "130" instead of "One Hundred 
and Thirty') 
Color: Addresses should be in a color that contrasts with the background. 
Whenever  possible, should be illuminated. 
Provide additional address signs at entrances to the property when the building address  is not legible from the 
public street. 

Comments  Submitted by: Keith Gautreau/Fire on 9/7/2016 
Emergency vehicle access is two sides only, Chestnut  and Oxford.  This is acceptable to the Fire Dept although 
because of the arrangement and height of the building I would like to  require the overhead power line on 
Chestnut Street going to the transformer  to be underground.  This will drastically  restrict the Aerial Ladder trucks 
operation at this proposed site. 

 

Comments  Submitted by: Keith Gautreau/Fire on 9/7/2016 
I would like to see a letter from the Portland Water District of their ability to serve domestic and fire protection 
demand for the proposed high rise building. 

Comments  Submitted by: Keith Gautreau/Fire on 12/12/2016 
I have received the Abilitiy to Serve letter from PWD and the Authority Having Jurisdiction accepts. 
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CITY OF PORTLAND, MAINE 
PLANNING BOARD 

Elizabeth Boepple, Chair 
Sean Dundon, Vice Chair 

Carol Morrissette 
David Eaton 

Kristien Nichols 
Lisa Whited 

Maggie Stanley 

February 15, 2017 

Lou Woods 
A&M Partners Inc 
120 Exchange Street 
Portland ME 04101 

Thomas S Greer, P.E. 
Pinkham & Greer, Civil Engineers 
28 Vannah Avenue 
Portland ME 04103 

Project Name: Site Plan Condition i: Westerlea View Lofts: 54 unit residential 
development plus 1 commercial space 

Project ID: #2016-184 (Subdivision & Site Plan) and 
#2016-185 (Conditional Use Inclusionary Zoning) 

Address: 75 Chestnut Street CBL:   26/E/10 
Applicant: A&M Partners Inc 
Planner: Jean Fraser 

Dear Sirs: 

On February 14, 2017 the Planning Board voted unanimously that the applicant has met Site Plan 
condition of approval (i) from the approval letter dated December 16, 2016, requiring that the final 
proposals shall comply with the B7 Design Standards A-2, A-5, C-2, E-1, E-3 particularly 
addressing: a. Articulated roofline; b. Massing and scale to transition and integrate with the 
residential context on Chestnut Street; c. Pedestrian experience on Chestnut Street; and d. 
Materiality; To be reviewed and approved by the Planning Board. 

The Board also voted unanimously that a revised Landscape Plan shall be submitted for review and 
approval by the Planning Authority that shows a replacement street tree. Please address this 
condition prior to the issuance of a building permit. 

Please note that the conditions of approval and requirements for your approved Subdivision, Site 
Plan, and Inclusionary Zoning enumerated in your original approval letter dated December 16, 2016, 
still apply.  This letter is attached for reference. 

If there are any questions, please contact Jean Fraser at (207) 874-8728. 

Sincerely, 

Elizabeth Boepple, Chair 
Portland Planning Board 

Attachments:   1.  Original Approval Letter (12/16/16) 
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cc. Archetype (attn. Bill Hopkins), 48 Union Wharf, Portland, ME 04101 
 

Electronic Distribution: 
cc. 
Jeff Levine, AICP, Director of Planning and Urban Development 
Stuart O’Brien, City Planning Director 
Barbara Barhydt, Development Review Services Manager 
Jean Fraser, Planner 
Philip DiPierro, Development Review Coordinator, Planning 
Mike Russell, Director of Permitting and Inspections 
Ann Machado, Zoning Administrator, Inspections Division 
Jonathan Rioux, Inspections Division Deputy Director 
Jeanie Bourke, Plan Reviewer/CEO, Inspections Division 
Chris Branch, Director of Public Works 
Katherine Earley, Engineering Services Manager, Public Works 
Bill Clark, Project Engineer, Public Works 

 
 
Doug Roncarati, Stormwater Coordinator, Public Works 
Greg Vining, Associate Engineer, Public Works Michelle 
Sweeney, Associate Engineer, Public Works John Low, 
Associate Engineer, Public Works 
Rhonda Zazzara, Field Inspection Coordinator, Public Works 
Jeff Tarling, City Arborist, Public Works 
Jeremiah Bartlett, Public Works 
Keith Gautreau, Fire Department 
Danielle West-Chuhta, Corporation Counsel 
Thomas Errico, P.E., TY Lin Associates 
Lauren Swett, P.E., Woodard and Curran 
Rick Blackburn, Assessor’s Department 
Approval Letter File 
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Planning and Urban Development Department 
Planning Division 

Subject: B7 Design Review Site Plan Amendment – 75 Chestnut Street 

Written by:  Caitlin Cameron, Urban Designer 

Date of Review :   Wednesday, March 7, 2018   

Design Review Criteria: 
The project must meet the B‐7 Mixed Use Urban District Zone Design Principles & Standards (Appendix 4 of the 
Design Manual). 

In addition, the project approval included a condition:  

That final proposals shall comply with the B7 Design Standards A‐2, A‐5, C‐2, E‐1, E‐3 particularly: 
a. Articulated roofline;
b. Massing and scale to transition and integrate with the residential context on Chestnut Street;
c. Pedestrian experience on Chestnut Street; and
d. Materiality;

To be reviewed and approved by the Planning Board.   

This approval was granted at a February 14th, 2017 Planning Board hearing.  Those approved designs are 
provided for comparison with the proposed changes. 

Findings of the Design Review: 
Staff finds the proposal submitted February 27, 2018 meets these design standards as well as the Planning Board 
comments and areas of concern covered by the condition of approval – refer to comments below. 

Summary of 2018 design changes (see also the narrative provided by applicant): 

 The window openings are smaller with more space between them resulting in a different solid to void
ratio on all the facades.  The result is a visual simplification of the building and less transparency. 

 The top floor mezzanine is reduced in height and the windows eliminated.  The result is a shorter
building and the “pop‐up” or roof plane changes become more pronounced. 

 The Oxford Street side of the building has been modified – the placement of the balconies, the depth
and style of the cornice lines, some of the massing relationship.  The result is slightly smaller scale 
masses at the street with increased emphasis on overhanging cornices and balconies to bring 
articulation, scale, and visual interest.  

 The screen at the garage is stepped back from the front façade.  The result is the garage opening at the
street is larger and has less articulation and human‐scale elements.  Staff are uncertain whether these 
changes may have CPTED implications.   
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Principle A: Urban Design  
All development in Bayside shall be designed to create a strong urban identity and sense of place.  Buildings may 
be a variety of architectural styles, particularly those that are innovative and express the aesthetic of the time in 
which they were built, and shall be organized according to principles of urban design that integrate with the 
urban fabric of surrounding neighborhoods and Portland as a whole.  These principles shall . . . ensure sensitive 
transitions to surrounding neighborhoods, enhance the physical amenities of the neighborhood, and create a 
pedestrian oriented environment with safe and vital streets.   
 
A‐2: Edges and Transitions – Transitions between larger scale, mixed use buildings and smaller‐scale residential 
uses shall be designed so that there is a seamless connection to adjacent residential neighborhoods to ensure 
that these zones remain stable, quiet, and secure.  This shall be achieved through the mitigation of height, 
massing, stepbacks, materials, and details and design of the façade at the pedestrian level.  . . . Larger scale 
developments may use public open spaces to provide transitions to lower scale uses. 
(2/14/17)  To address the standard and the board comment, the applicant modified the Chestnut Street 

façade to provide variation and scale through material placement and building massing.  The 
revised design mitigates height by breaking the overall façade into smaller scale components – 
the base, middle, and top of the building are defined through materials, fenestration pattern, 
and articulation details. The design of the façade at the pedestrian level includes street‐facing 
entrances with canopies, windows at eye level where appropriate, material change delineating 
the “base” of the building, and massing variation to break up the building face.     

(3/7/18)   The revisions modify the window placement, type, and size but the overall intent of 
transparency and human scale are kept.  The massing variation on Oxford Street is maintained – 
the building scale is mitigated through the same elements employed by the approved design.  
The overall height of the building is reduced.   

 
A‐5: Pedestrian Environment – Development on public streets or public spaces shall be human scale at the 
pedestrian level and enhance the pedestrian environment through the use of elements at the first floor such as  . 
. . fully functioning entries oriented to the street; active windows and storefronts; awnings and weather 
protection; outdoor seating and sales displays; adequately sized sidewalks; gathering spaces; trees and 
landscaping; street furniture; . . .  
(2/14/17)  The project uses fenestration at the ground levels, entrances emphasize with canopies and 

material change, and open space at the end of the block.   
(3/7/18)  This aspect of the project has not changed – though some of the window, door, and canopy 

placement and details have revised, the overall goals around activation, visibility, pedestrian‐
scale are kept. 

(2/14/17)  The detail and design of the façade at the pedestrian level is strengthened by the massing 
variation on Chestnut and Oxford streets which create more scale and sense of enclosure.  
Revisions to material placement provide a ‘base’ material  which differentiates the ground floor 
and creates a human‐scaled pedestrian realm experience.   

(3/7/18)  These components have not significantly changed. 

(2/14/17)  These comments also apply to Standard E‐1 Architectural Design, E‐3 Massing, and E‐4 
Articulation. 

 
Principle C: Parking, Loading and Service Areas 
 C‐2: Parking Entrances – The entrance to parking garages shall respect the pedestrian realm and minimize the 
visual impact of the garage . . .  



 

 

(2/14/17)  The applicant clarified that the design of that gate and vehicle entrance/exit does not encroach 
on the sidewalk/pedestrian path.  Car stacking is also considered in the placement of the gate. 

(3/7/18)  The screen placement has changed – it was pushed back from the front façade plane.  The 
opening at the street now looks and feels bigger. 

 
Principle E: Architectural Design  
New development shall create a mixed‐use, pedestrian‐friendly setting that contributes to the context of the 
surrounding urban fabric and provides a sensitive transition to adjacent residential neighborhoods.  . . . The scale, 
massing, and fenestration of new development shall reflect its context, . . .  
 
E‐1: Architectural Design – New development in Bayside may be a variety of architectural styles, . . . and shall be 
organized according to principles of urban design that integrate with the urban fabric of surrounding 
neighborhoods and Portland as a whole.  A respectful integration of contemporary design within the existing 
context shall complement, reinforce, and enhance the prevailing patterns and proportions of adjacent buildings 
without requiring imitation or repetition.   
(2/14/17)  The placement of materials was simplified to be more contextual.  The material placement now 

better correspond to the massing or use.  The base of the building is now differentiated with a 
consistent material applied across the ground floor.  

(3/7/18)  The material placement is mostly unchanged.  The materials correspond to plane changes and 
highlight architectural features.  The ground floor has a differentiated base through materials. 

 
E‐3: Massing – Large expanses of undifferentiated façade or uniform cladding is not allowed along public rights 
of way. . . . The composition of a proposed building façade shall be defined by horizontal and vertical articulation, 
with vertical articulation being predominant, in keeping with the local context of the urban form.   
(2/14/17)  As stated above, additional massing and façade variation was added to the Chestnut Street 

façade differentiate the ground floor – the result is an alleviation of what was previously a flat 
façade for the full 6 stories of the building.   

(3/7/18)  No significant changes.  The Oxford Street façade continues to use massing variation to 
transition the larger scale building to better relate to the smaller scale residential buildings in 
the context of the street. 

 
New buildings that are four stories or higher shall have three components: base, middle, and top. 
(2/14/17)  The “base, middle, top” is better defined through the material placement, massing, a reveal at 

the top floor, and a strengthened cornice providing more enclosure to the top of the building.  
The base of the building is now consistently defined, especially on the Chestnut Street side with 
material placement and window types.   

(3/7/18)  Base continues to be expressed through material placement.  Top is defined by cornice line, and 
variation to the roofline. 

(2/14/17)  The level of detail and articulation on the Chestnut Street has been revised – a stronger “top” to 
the building is created with a deeper cornice, a reveal in the material, and the placement of the 
massing.  

(3/7/18)  The most significant change to the base, middle, top composition is the loss of a clear line 
delineating the top floor (through material, massing, balcony railings).  The result is that there is 
a less definitive distinction between the “middle” and “top.”   



Jean Fraser <jf@portlandmaine.gov>

75 Chestnut Street - Amendment design review
1 message

Caitlin Cameron <ccameron@portlandmaine.gov> Tue, Apr 10, 2018 at 1:58 PM
To: "Fraser, Jean" <jf@portlandmaine.gov>

The applicant was asked to make one revision from the March 27, 2018 Planning Board
workshop - to move the screen at the garage entrance to be closer to the street. 
Provided this change has been made,  staff finds the proposal submitted February 27,
2018 meets the B-7 design standards as well as the Planning Board comments and
areas of concern covered by the condition of approval.  

More in depth comments regarding the design revisions can be found in the staff memo
from the March 27, 2018 Planning Board workshop.
--  
Caitlin Cameron, AICP, Associate AIA, LEED AP 
Urban Designer 
Planning & Urban Development Department 
389 Congress Street 
Portland, ME 04101 
phone: (207) 874-8901 
email: ccameron@portlandmaine.gov 
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Jean Fraser <jf@portlandmaine.gov>

75 Chestnut Street
1 message

Jean Fraser <jf@portlandmaine.gov> Mon, Mar 26, 2018 at 4:40 PM
To: Tom Greer <tgreer@walsh-eng.com>
Cc: "Barhydt, Barbara" <bab@portlandmaine.gov>, Katherine Detmer
<detmer@archetypepa.com>

Hello Tom

 I refer to the  revised subdivision plats that were uploaded into e-plan on 3.19.18
(submitted earlier).

While tomorrow's PB Workshop will focus on design issues, I wanted to let you know the
DPW Surveyor comments which are listed below:

Please see the attachment for my comments on the plan.  Sheet C1.1 is okay as
is.  The second sheet has too much crammed on to it.  I think they need to spread
things out and reorganize it, even if it means putting the notes on a third sheet.  

The easement sketches are too confusing to look at the way they've set it up.  I
think each one should stand alone and the data table that goes with each one
should be right next to the appropriate sketch, so the reader doesn't have to go
hunting around for the information.

They also need to identify which City benchmark and elevation was used to
establish the elevation datum.

They will need to revise the plan to add the Registry Book and Page numbers for all
of the easements, licenses and storm water maintenance agreements, etc.

Please pass these comments along to the developer, surveyor or engineer.  And
please let me know if you have any questions. 

Also please note that you will need to submit (as part of final submissions) drafts of most
of the easements that relate to connections between the existing garage and the
proposed new building in view of the impending sale of the housing (condo) unit;  this
particularly relates to questions of the parking arrangements/management for the new
building (previously Lou sent a letter) and the access under the building.  I will send a
Legal review comment that provides more detail on this but wanted to give you a "heads
up".   

Thank you
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Jean Fraser <jf@portlandmaine.gov>

Westerlea View Lofts - Amended Project Final Traffic
Comments
1 message

Tom Errico <thomas.errico@tylin.com> Wed, Apr 11, 2018 at 8:07 PM
To: Jean Fraser <jf@portlandmaine.gov>
Cc: Keith Gray <kgray@portlandmaine.gov>, Jeremiah Bartlett
<JBartlett@portlandmaine.gov>, Bruce Hyman <bhyman@portlandmaine.gov>

Hi Jean – I have reviewed the Amended Applications materials and I find the project to
be acceptable from a traffic perspective subject to the Conditions of Approval detailed in
the December 16, 2016 Planning Board approval letter. The relevant traffic conditions
are B. Subdivision e. (parking), C. Site Plan ii (TDM), and C. Site Plan e. (ADA parking).

If you have any questions, please contact me.

Best regards,

Thomas A. Errico, PE 

Senior Associate  

Traffic Engineering Director 

12 Northbrook Drive 

Falmouth, ME 04105 

+1.207.781.4721 main  

+1.207.347.4354 direct  

+1.207.400.0719 mobile  

+1.207.781.4753 fax  

thomas.errico@tylin.com 

Visit us online at www.tylin.com 

Twitter | Facebook | LinkedIn | Google+ 

"One Vision, One Company"
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Jean Fraser <jf@portlandmaine.gov>

Re: 75 Chestnut Amends- to hearing 4/17 so final comments
needed
1 message

Bruce Hyman <bhyman@portlandmaine.gov> Wed, Apr 11, 2018 at 3:12 PM
To: Jean Fraser <jf@portlandmaine.gov>
Cc: "Errico, Thomas" <thomas.errico@tylin.com>, "Tarling, Jeff" <jst@portlandmaine.gov>,
Keith Gray <kgray@portlandmaine.gov>, "Swett, Lauren" <lswett@woodardcurran.com>,
Robert Thompson <rmt@portlandmaine.gov>, "Cameron, Caitlin"
<ccameron@portlandmaine.gov>, "Barhydt, Barbara" <bab@portlandmaine.gov>,
"Peverada, John" <jbp@portlandmaine.gov>

My comments on the Westerlea project Amended Site Plan 2018-046 as well as still
applicable prior approved Site Plan and accompanying materials 2016-184 are as
follows;

Amended Site Plan Sheet C1.2 is to be revised to show a direct, intuitive and non-
meandering clear width of no less than 5' of width of sidewalk without having to
avoid obstacles
Detail Sheet 2.4, item #11 Sidewalk Ramp Detectable Warning Tile (rev. dated
11/21/16) is to be revised to show use of Cast Iron panels rather than Composite. 
Detail Sheet 2.4, item #10 Bayside Medium Residential Scale Light (rev. dated
11/21/16) is to be revised to show BLACK in color (not Dark Grey) and 3000K LED
for light fixtures. Language on the installation and electrical requirements shall be
updated as well to reflect they will not be part of the municipal lease agreement. 
On Sheet A1.01 First Floor Plan, I see the provision of 1 van accessible space but I
don't see the other 2 spaces required noted on the plan. The plan is to be updated
to show the ADA-accessible spaces 
I don't see the specific placement of the 6 Bayside Medium lights on Chestnut
Street located on any of the plan sheets.The plan is to be updated to show the
proposed location of the lights. 

Please don't hesitate to contact me if you or the applicant have any questions.

Bruce

On Mon, Apr 9, 2018 at 4:08 PM, Jean Fraser <jf@portlandmaine.gov> wrote: 
Hi

Original approval: #2016- 184   (also see attached approval letter)
this Amendment application:  #2018-046
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All:  The focus is on the design changes (which the PB Workshop said were basically
OK) but there have been some minor changes to the civil plans for the amendment
and it would be good to check that nothing has slipped in or out.  Please note that at
that time a CMP was not required and none has been submitted, and that it was
subject to a TDM Plan.  Question is how many of the original conditions should be
reiterated, and how many new? I need final comments this WEDNESDAY!!!!! 
 
 Jen:   I have requested the applicant to submit a draft (for the hearing) of an easement
that relates to the provision of parking for the new residential, within the parking
garage, to replace the previous letter (copy attached) and provide evidence of RTI for
the parking. This is because they have stated in the application that the site of the
building (condo 1)  will be sold and not include any of the garage.  The question is
whether we feel that the PB needs to see the draft easement at the hearing-  any
thoughts? 
 
Thanks
Jean 
 
 
 
--  
Jean Fraser, Planner
City of Portland
874 8728

 
 
 
--  
Bruce Hyman 
Transportation Program Manager 
Transportation Division 
 
Department of Planning & Urban Development 
389 Congress Street 
Portland, Maine 04101 
(207) 874-8717 phone 
 
bhyman@portlandmaine.gov 
http://www.portlandmaine.gov/1363/Transportation-Division 
Yes! Transportation's Good Here ....
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Jean Fraser <jf@portlandmaine.gov>

Re: Chestnut Street - Reciprocal Letter
1 message

Jennifer Thompson <jlt@portlandmaine.gov> Wed, Apr 11, 2018 at 2:34 PM
To: Jean Fraser <jf@portlandmaine.gov>
Cc: "Errico, Thomas" <thomas.errico@tylin.com>, "Hyman, Bruce"
<bhyman@portlandmaine.gov>, "Barhydt, Barbara" <bab@portlandmaine.gov>

This document contemplates a Par[k]ing Space Lease for 54 undesignated spaces.  It
gives the garage condo owner the right to identify which level(s) of parking are to be
used for the parking.  I assume a condition of approval would be that the final lease
agreement be submitted prior to a building permit being pulled and that the condition
would specify any details that ought to be included in the lease agreement (e.g. term,
number and location of handicapped spots, etc.) to satisfy the City's parking
requirements.  The language of Article 6 also contemplates parking rules and regulations
governing the use of the parking spots.  It may make some sense to request a copy of
those - just to ensure that those rules don't somehow restrict the use in a way that is
problematic under the ordinance.

Happy to talk if there are any questions or concerns.

Jennifer L. Thompson
Associate Corporation Counsel
City of Portland
207.874.8915

On Wed, Apr 11, 2018 at 2:02 PM, Jean Fraser <jf@portlandmaine.gov> wrote: 
Hi

This is the document I was waiting for-  I have not yet looked at it but need comments
asap please.

Thanks
Jean
---------- Forwarded message ---------- 
From: Katherine Detmer <detmer@archetypepa.com> 
Date: Wed, Apr 11, 2018 at 1:16 PM 
Subject: Chestnut Street - Reciprocal Letter 
To: Jean Fraser <jf@portlandmaine.gov> 
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Jean Fraser <jf@portlandmaine.gov>

Fwd: URGENT 75 Chestnut Street trees
1 message

Jean Fraser <jf@portlandmaine.gov> Thu, Apr 12, 2018 at 6:52 PM
To: "Fraser, Jean" <jf@portlandmaine.gov>

From: Jeff Tarling <jst@portlandmaine.gov> 
Date: Thu, Apr 12, 2018 at 5:08 PM 
Subject: Re: URGENT 75 Chestnut Street trees 
To: Jean Fraser <jf@portlandmaine.gov> 

Jean -

We would like to see city sidewalks where possible accommodate 
our standard sidewalk plow which is 51" wide and 150" long.  Currently
this section of sidewalk is not cleared by the city but we like to build
all future sidewalks to the standard in case someday we need to.  

The proposed building angle with columns appears that it could be 
challenging for snow clearing and pedestrian travel.  We note in the
downtown that while tree grates are accessible ped traffic seems to 
avoid walking on them.  Truly - the columns appear to pose the biggest
challenge to an open, navigable with the closeness of the street trees.  

Options include:

a) Adjust the spacing of the trees on the uphill side of Chestnut.
Shown as H 6, by moving the second tree down from Oxford Street
slightly uphill away from the nearby column.  The concrete scoring 
joint marks could be adjusted to fit the new alignment.

b) Remove (1) tree closest to the column and replant a new tree
near the corner of Lancaster Street below the stormwater feature,
on the lawn area.  This would be between the F-10 & E-6 plant tags
on the landscape plan, see below.

My preference would be the later as that space would provide a larger
root zone to help the tree establish.  From experience the street trees in 
the sidewalk cutouts have limitations due to lack for root space,  (I am 
thinking the long term view from the tree perspective)

Att. 9
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Thanks,
 
Jeff
 
See landscape plan:
 

 
 
 
Jeff Tarling 
City Arborist - City of Portland Maine 
Parks, Recreation & Facilities Department 
Forestry & Horticulture
212 Canco Road 
Portland, ME. 04103 
(207) 808-5446 
jst@portlandmaine.gov 
 
 

https://maps.google.com/?q=212+Canco+Road+Portland,+ME.+04103&entry=gmail&source=g
https://maps.google.com/?q=212+Canco+Road+Portland,+ME.+04103&entry=gmail&source=g
mailto:jst@portlandmaine.gov


Level III – Preliminary and Final Site Plans 
Development Review Application 

Portland, Maine 
Planning and Urban Development Department 

Planning Division 

Portland’s Planning and Urban Development Department coordinates the development review process for site 
plan, subdivision and other applications under the City’s Land Use Code. Attached is the application form for a 
Level III: Preliminary or Final Site Plan. Please note that Portland has delegated review from the State of Maine 
for reviews under the Site Location of Development Act, Chapter 500 Stormwater Permits, and Traffic Movement 
Permits. 

Level III:  Site Plan Development includes: 
• New structures with a total floor area of 10,000 sq. ft. or more except in Industrial Zones.
• New structures with a total floor area of 20,000 sq. ft. or more in Industrial Zones.
• New temporary or permanent parking area(s) or paving of existing unpaved parking areas for more than 75

vehicles.
• Building addition(s) with a total floor area of 10,000 sq. ft. or more (cumulatively within a 3 year period) except in

Industrial Zones.
• Building addition(s) with a total floor area of 20,000 sq. ft. or more in Industrial Zones.
• A change in the use of a total floor area of 20,000 sq. ft. or more in any existing building (cumulatively within a 3

year period).
• Multiple family development (3 or more dwelling units) or the addition of any additional dwelling unit if subject to

subdivision review.
• Any new major or minor auto business in the B-2 or B-5 Zone, or the construction of any new major or minor auto

business greater than 10,000 sq. ft. of building area in any other permitted zone.
• Correctional prerelease facilities.
• Park improvements: New structures greater than 10,000 sq. ft. and/or facilities encompassing 20,000 sq. ft. or

more (excludes rehabilitation or replacement of existing facilities); new nighttime outdoor lighting of sports,
athletic or recreation facilities not previously illuminated.

• Land disturbance of 3 acres or more (includes stripping, grading, grubbing, filling or excavation).

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14), 
Design Manual and Technical Manual. 

Planning Division Office Hours 
Fourth Floor, City Hall Monday thru Friday 
389 Congress Street 8:00 a.m. – 4:30 p.m. 
(207) 874-8719 
planning@portlandmaine.gov 

Att. A

http://www.portlandmaine.gov/documentcenter/view/1080
http://me-portland.civicplus.com/DocumentCenter/View/3415
http://me-portland.civicplus.com/DocumentCenter/View/2211
mailto:planning@portlandmaine.gov


 
 

I. Project Information (Please enter n/a on those fields that are not applicable) 
 
 
 
 
 
 
 
II. Contact Information (Please enter n/a on those fields that are not applicable) 
 
 APPLICANT 

Name:  
Business Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 OWNER 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 AGENT/REPRESENTATIVE 

Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 
 
 
 
 
 

Project Name:  
Proposed Development Address:  
Project Description:  
Chart/Block/Lot:  
Preliminary Plan          
Final Plan                             



BILLING (to whom invoices will be forwarded to) 
Name: 
Address: 
City/State: 
Zip Code: 
Work #: 
Home #: 
Cell #: 
Fax #: 
E-mail: 

ENGINEER 
Name: 
Address: 
City/State: 
Zip Code: 
Work #: 
Home #: 
Cell #: 
Fax #: 
E-mail: 

SURVEYOR 
Name: 
Address: 
City/State: 
Zip Code: 
Work #: 
Home #: 
Cell #: 
Fax #: 
E-mail: 

ARCHITECT 
Name: 
Address: 
City/State: 
Zip Code: 
Work #: 
Home #: 
Cell #: 
Fax #: 
E-mail: 



 
 

 ATTORNEY 
Name:  
Address:  
City/State:  
Zip Code:  
Work #:  
Home #:  
Cell #:  
Fax #:  
E-mail:  

 
 DESIGNATED PERSON(S) FOR UPLOADING INTO e-PLAN 

Name:  
E-mail:  
 
Name:  
E-mail:  
 
Name:  
E-mail:  

 
  



III. APPLICATION FEES

LEVEL III DEVELOPMENT (check applicable review) 
Less than 50,000 sq. ft. $750.00 
50,000 – 100,000 sq. ft. $1,000.00 
100,000 – 200,000 sq. ft. $2,000.00 
200,000 – 300,000 sq. ft. $3,000.00 
Over 300,000 sq. ft. $5,000.00 
Parking lots over 100 spaces $1,000.00 
After-the-fact Review $1,000.00 + applicable application fee above 

PLAN AMENDMENTS (check applicable review) 
Planning Staff Review $250.00 
Planning Board Review $500.00 

OTHER REVIEWS (check applicable review) 
Traffic Movement $1,500.00 
Stormwater Quality $250.00 
Subdivision $500.00 
# of Subdivision Lots/Units [       ] x $25.00 each
Site Location $3,500.00 
 # of Site Location Lots/Units [       ] x $200.00 each 
Change of Use 
Flood Plain 
Shoreland 
Design Review 
Housing Replacement 
Historic Preservation 

  TOTAL APPLICATION FEE DUE: 

IV. FEES ASSESSED AND INVOICED SEPARATELY
• Notices to abutters (receipt of application, workshop and public hearing meetings) ($.75 each)
• Legal Ad in the Newspaper (% of total ad)
• Planning Review ($52.00 hour)
• Legal Review ($75.00 hour)
• Third Party Review (all outside reviews or analysis, eg. Traffic/Peer Engineer, are the responsibility of the

applicant and will be assessed and billed separately)

$

$

 + applicable fee for lots/units below 

+ applicable fee for lots/units below

JMY
Typewritten Text

JMY
Typewritten Text
$



V. PROJECT DATA (Please enter n/a on those fields that are not applicable) 

 

TOTAL AREA OF SITE sq. ft. 
PROPOSED DISTURBED AREA OF THE SITE sq. ft. 
If the proposed disturbance is greater than one acre, then the applicant shall apply for a 
Maine Construction General Permit (MCGP) with DEP and a Stormwater Management 
Permit, Chapter 500, with the City of Portland. 
IMPERVIOUS SURFACE AREA 
Impervious Area (Total Existing) sq. ft. 
Impervious Area (Total Proposed) sq. ft. 

Building Ground Floor Area and Total Floor 
 Building Footprint (Total Existing) sq. ft. 

Building Footprint (Total Proposed) sq. ft. 
Building Floor Area (Total Existing) sq. ft. 
Building Floor Area (Total Proposed) sq. ft. 

ZONING 
Existing 
Proposed, if applicable 

LAND USE 
Existing 
Proposed 

RESIDENTIAL, IF APPLICABLE 
# of Residential Units (Total Existing) 
# of Residential Units (Total Proposed) 
# of  Lots (Total Proposed) 
# of Affordable Housing Units (Total Proposed) 

PROPOSED BEDROOM MIX 
# of Efficiency Units (Total Proposed) 
# of One-Bedroom Units (Total Proposed) 
# of Two-Bedroom Units (Total Proposed) 
# of Three-Bedroom Units (Total Proposed) 

PARKING SPACES 
# of Parking Spaces (Total Existing) 
# of Parking Spaces (Total Proposed) 
# of Handicapped Spaces (Total Proposed) 

BICYCLE PARKING SPACES 
# of Bicycle Spaces (Total Existing) 
# of Bicycle Spaces (Total Proposed) 

ESTIMATED COST OF THE PROJECT 



VI. APPLICANT SIGNATURE

By digitally signing the attached document(s), you are signifying your understanding this is a legal document and your 
electronic signature is considered a legal signature per Maine state law.   

I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the 
proposed work and that I have been authorized by the owner to make this application as his/her authorized agent. I 
agree to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in this application is 
issued, I certify that the Planning Authority and Code Enforcement’s authorized representative shall have the authority 
to enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this 
permit.  

This application is for a Level III Site Plan review. It is not a permit to begin construction. An approved site plan, a 
Performance Guarantee, Inspection Fee, Building Permit, and associated fees will be required prior to construction. 
Other Federal, State or local permits may be required prior to construction, which are the responsibility of the 
applicant to obtain.  

Signature of Applicant: 

Date: 



Updated:  October 6, 2015 

PRELIMINARY  PLAN (Optional) - Level III Site Plan 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies GENERAL WRITTEN SUBMISSIONS CHECKLIST 

1 Completed Application form 
1 Application fees 
1 Written description of project 
1 Evidence of right, title and interest 
1 Evidence of state and/or federal approvals, if applicable 

1 
Written assessment of proposed project's compliance with applicable zoning 
requirements 

1 
Summary of existing and/or proposed easement, covenants, public or private 
rights-of-way, or other burdens on the site 

1 Written requests for waivers from site plan or technical standards, if applicable. 
1 Evidence of financial and technical capacity 

1 
Traffic Analysis (may be preliminary, in nature, during the preliminary plan 
phase) 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies SITE PLAN SUBMISSIONS CHECKLIST 

1 
Boundary Survey meeting the requirements of Section 13 of the City of 
Portland's Technical Manual 

1 
Preliminary Site Plan including the following:  (information provided may be 
preliminary in nature during preliminary plan phase) 

Proposed grading and contours; 
Existing structures with distances from property line; 
Proposed site layout and dimensions for all proposed structures (including piers, docks or 
wharves in Shoreland Zone), paved areas, and pedestrian and vehicle access ways; 

Preliminary design of proposed stormwater management system in accordance with 
Section 5 of the Technical Manual (note that Portland has a separate applicability section); 
Preliminary infrastructure improvements; 
Preliminary Landscape Plan in accordance with Section 4 of the Technical Manual; 

Location of significant natural features (including wetlands, ponds, watercourses, 
floodplains, significant wildlife habitats and fisheries or other important natural features)  
located on the site as defined in Section 14-526 (b) (1); 
Proposed buffers and preservation measures for significant natural features, as defined in 
Section 14-526 (b) (1); 

Location , dimensions and ownership of easements, public or private rights of way, both 
existing and proposed; 
Exterior building elevations. 
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FINAL PLAN - Level III Site Plan 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

GENERAL WRITTEN SUBMISSIONS CHECKLIST 
(* If applicant chooses to submit a Preliminary Plan, then the * items were 
submitted for that phase and only updates are required) 

1 * Completed Application form
1 * Application fees
1 * Written description of project
1 * Evidence of right, title and interest
1 * Evidence of state and/or federal permits

1 
* Written assessment of proposed project's specific compliance with applicable

Zoning requirements

1 
* Summary of existing and/or proposed easements, covenants, public or

private rights-of-way, or other burdens on the site
1 * Evidence of financial and technical capacity
1 Construction Management Plan 

1 
A traffic study and other applicable transportation plans in accordance with 
Section 1 of the technical Manual, where applicable.  

1 
Written summary of significant natural features located on the site (Section 14-
526 (b) (a))  

1 Stormwater management plan and stormwater calculations 
1 Written summary of project's consistency with related city master plans 
1 Evidence of utility capacity to serve 

1 
Written summary of solid waste generation and proposed management of solid 
waste  

1 
A code summary referencing NFPA 1 and all Fire Department technical 
standards  

1 

Where applicable, an assessment of the development's consistency with any 
applicable design standards contained in Section 14-526 and in City of Portland 
Design Manual  

1 
Manufacturer’s verification that all proposed HVAC and manufacturing 
equipment meets applicable state and federal emissions requirements. 
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Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

SITE PLAN SUBMISSIONS CHECKLIST  
(* If applicant chooses to submit a Preliminary Plan, then the * items were 
submitted for that phase and only updates are required) 

    1 
*  Boundary Survey meeting the requirements of Section 13 of the City of 
Portland's Technical Manual 

 
  1 Final Site Plans including the following: 

    
Existing and proposed structures, as applicable, and distance from property line 
(including location of proposed piers, docks or wharves if in Shoreland Zone); 

    Existing and proposed structures on parcels abutting site;  

    
All streets and intersections adjacent to the site and any proposed geometric 
modifications to those streets or intersections;  

    

Location, dimensions and materials of all existing and proposed driveways, vehicle 
and pedestrian access ways, and bicycle access ways, with corresponding curb 
lines;  

    
Engineered construction specifications and cross-sectional drawings for all 
proposed driveways, paved areas, sidewalks;  

    
Location and dimensions of all proposed loading areas including turning templates 
for applicable design delivery vehicles;  

    
Existing and proposed public transit infrastructure with applicable dimensions and 
engineering specifications;  

    
Location of existing and proposed vehicle and bicycle parking spaces with 
applicable dimensional and engineering information;  

    Location of all snow storage areas and/or a snow removal plan;  

  A traffic control plan as detailed in Section 1 of the Technical Manual;  

  
Proposed buffers and preservation measures for significant natural features, 
where applicable, as defined in Section 14-526(b)(1);  

  Location and proposed alteration to any watercourse;  

  
A delineation of wetlands boundaries prepared by a qualified professional as 
detailed in Section 8 of the Technical Manual;  

  Proposed buffers and preservation measures for wetlands;  
  Existing soil conditions and location of test pits and test borings;  

  
Existing vegetation to be preserved, proposed site landscaping, screening and 
proposed street trees, as applicable;  

  
A stormwater management and drainage plan, in accordance with Section 5 of the 
Technical Manual;  

  Grading plan;  
  Ground water protection measures;  
    Existing and proposed sewer mains and connections;  

 
 

- Continued on next page -
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Location of all existing and proposed fire hydrants and a life safety plan in 
accordance with Section 3 of the Technical Manual;  

  
Location, sizing, and directional flows of all existing and proposed utilities within 
the project site and on all abutting streets;  

  
Location and dimensions of off-premises public or publicly accessible 
infrastructure immediately adjacent to the site;  

    
Location and size of all on site solid waste receptacles, including on site storage 
containers for recyclable materials for any commercial or industrial property;  

  

Plans showing the location, ground floor area, floor plans and grade elevations for 
all buildings;  

  
A shadow analysis as described in Section 11 of the Technical Manual, if applicable;  

  

A note on the plan identifying the Historic Preservation designation and a copy of 
the Application for Certificate of Appropriateness, if applicable, as specified in 
Section Article IX, the Historic Preservation Ordinance;  

    
Location and dimensions of all existing and proposed HVAC and mechanical 
equipment and all proposed screening, where applicable;  

  
An exterior lighting plan in accordance with Section 12 of the Technical Manual;  

  

A signage plan showing the location, dimensions, height and setback of all existing 
and proposed signs;  

  

Location, dimensions and ownership of easements, public or private rights of way, 
both existing and proposed.  
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PORTLAND FIRE DEPARTMENT 
SITE REVIEW 

FIRE DEPARTMENT CHECKLIST 

 
 
A separate drawing[s] shall be provided as part of the site plan application for the Portland Fire 
Department’s review. 
 
1. Name, address, telephone number of applicant 
2.  
3. Name address, telephone number of architect 

 
4. Proposed uses of any structures [NFPA and IBC classification] 
5.  
6. Square footage of all structures [total and per story] 

 
7. Elevation of all structures 

 
8. Proposed fire protection of all structures 

• As of September 16, 2010 all new construction of one and two family homes are 
required to be sprinkled in compliance with NFPA 13D.  This is required by City Code. 
(NFPA 101 2009 ed.) 
 

9. Hydrant locations 
 

10. Water main[s] size and location 
 

11. Access to all structures [min. 2 sides]  
 

12. A code summary shall be included referencing NFPA 1 and all fire department. Technical 
standards. 
 

Some structures may require Fire flows using annex H of NFPA 1 
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CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 
   

 

Department of Public Services, 
55 Portland Street, 
Portland, Maine 04101-2991 
 

Bradley Roland, P.E. 
Water Resources Division 
 

Date: _____________________ 
  
                                
1. Please, Submit Utility, Site, and Locus Plans. 
Site Address:    
 Chart Block Lot Number:  
Proposed Use: 
Previous Use: 

 
  

Si
te

 C
at

eg
or

y  Commercial (see part 4 below) 
 Industrial (complete part 5 below) 
 Governmental 
 Residential 
 Other (specify)  

 
Existing Sanitary Flows:     _____________GPD  
Existing Process Flows:      _____________GPD   
Description and location of City sewer that is to 
receive the proposed building sewer lateral.  

  
  

   
  
  
Clearly, indicate the proposed connections, on the submitted plans. 

 
2. Please, Submit Contact Information. 
City Planner’s Name:                                                         Phone: ____________________________ 
Owner/Developer Name: 
Owner/Developer Address: 

 
 

Phone:  Fax:     E-mail:  
Engineering Consultant Name:  
Engineering Consultant Address:  
Phone:  Fax: _______________ E-mail: ________________________  
 
Note: Consultants and Developers should allow +/- 15 days, for capacity status, prior to Planning Board Review. 

 
3. Please, Submit Domestic Wastewater Design Flow Calculations. 
Estimated Domestic Wastewater Flow Generated:   ______________________________ GPD                                                       
Peaking Factor/ Peak Times: ________________________________________________ 
Specify the source of design guidelines:  (i.e.   “Handbook of Subsurface Wastewater Disposal in 
Maine,"      “Plumbers and Pipe Fitters Calculation Manual,”      Portland Water District Records,     
Other (specify) __________________________________________________________________ 
 
Note:  Please submit calculations showing the derivation of your design flows, either on the following page, in the space 
provided, or attached, as a separate sheet. 
 
 
 
 
 



4th Revision 
13 March 2013 

4. Please, Submit External Grease Interceptor Calculations. 
Total Drainage Fixture Unit (DFU) Values:  
Size of External Grease Interceptor:  
Retention Time:  
Peaking Factor/ Peak Times:  
  
Note: In determining your restaurant process water flows, and the size of your external grease interceptor, please use The 
Uniform Plumbing Code.  Note: In determining the retention time, sixty (60) minutes is the minimum retention time.  
Note: Please submit detailed calculations showing the derivation of your restaurant process water design flows, and 
please submit detailed calculations showing the derivation of the size of your external grease interceptor, either in the 
space provided below, or attached, as a separate sheet. 
   
 
5.  Please, Submit Industrial Process Wastewater Flow Calculations 
Estimated Industrial Process Wastewater Flows Generated:  GPD 
Do you currently hold Federal or State discharge permits?  Yes 

Yes 
 No  

Is the process wastewater termed categorical under CFR 40?   No  
OSHA Standard Industrial Code (SIC):  (http://www.osha.gov/oshstats/sicser.html) 
Peaking Factor/Peak Process Times:  
 
Note:  On the submitted plans, please show where the building's domestic sanitary sewer laterals, as well as the building's 
industrial-commercial process wastewater sewer laterals exits the facility.  Also, show where these building sewer laterals 
enter the city’s sewer.  Finally, show the location of the wet wells, control manholes, or other access points; and, the 
locations of filters, strainers, or grease traps. 
 
Note:  Please submit detailed calculations showing the derivation of your design flows, either in the space provided, or 
attached, as a separate sheet. 
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A Guide to Holding Neighborhood Meetings 
Portland, Maine 

Planning and Urban Development Department 
Planning Division and Planning Board 

 

 

 

In order to improve communication between applicants and neighbors, the City of Portland requires applicants 
who are proposing certain types of development review projects, to hold a neighborhood meeting.   

 
Developments requiring a neighborhood meeting 

• Proposed map amendments, contract zones and zoning text amendments that would result in major 
development; 

• Subdivisions of five or more units or lots;  
• Master Development Plans; and 
• Level III site plan proposals as defined in Section 14-523. 

 
(The Land Use Code, including Article II (Planning Board) and Article V (Site Plan – which contains the 
neighborhood meeting requirements), are available on the City’s web site at 
www.portlandmaine.gov/citycode/chapter014.pdf) 
 

Timing of meeting 
• Subdivisions of 5 or more units or lots, zone changes, contract zones, zoning text amendments and 

Level III site plans: 
- Preliminary Site Plan - The meeting should be held within 30 calendar days of filing the 
 application. 
- Final Site Plan – If only a final plan is submitted, the meeting should be held within 21 calendar 
 days of filing the application and no less than 7 calendar days before the public hearing. 

• Master Plan Development: 
 - The meeting should be held within 30 calendar days of filing the application. 
 - The meeting should be held on a date no less than 7 calendar days before a public workshop or  
  public hearing.   
 - The meeting shall not be combined with any required neighborhood meeting for the Level III  
  applications.   
 
Location of meeting 

• The meeting should be held in the evening, during the week, at a convenient location within the 
Portland neighborhood surrounding the proposed site. Community meeting spaces at libraries, schools 
or other places of assembly are recommended.  Neighborhood schools are usually available for evening 
meetings. 

• Meetings should not be held on the same day as scheduled Planning Board or City Council meetings.   
The City Council generally meets on the 1st and 3rd Monday of each month and the Planning Board 
generally meets on the 2nd and 4th Tuesday of each month; however additional meetings may be 
scheduled.  An updated schedule may be found on the City’s website:  www.portlandmaine.gov 

 

http://www.portlandmaine.gov/citycode/chapter014.pdf
http://www.portlandmaine.gov/
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Invitation List 
• Property owners within 500 feet of the proposed development (1000 feet for proposed industrial 

subdivisions and industrial zone changes) 
• Interested citizens and neighborhood groups. 

The Planning Division provides the mailing labels.  We require at least 48 hours notice to 
generate the mailing labels and a charge of $1.00 per sheet will be payable upon receipt of the 
labels.  An electronic version (excel or word format) of the labels can also be e-mailed upon 
request. 

 
A digital copy of the notice must be provided to the Planning Office (jmy@portlandmaine.gov 
and ldobson@portlandmaine.gov) and the assigned planner, which will then be forwarded to 
those on the interested citizen list who receive e-mail notices. 

 
When to Send Invitations 

• Invitations must be sent no less than 10 days (to include weekends) prior to the neighborhood meeting.   
• Notices may be sent by regular mail and do not need to be sent by certified mail. 

 
Notice Description 
A recommended invitation format is included in this packet of material. 
 
Attendance Sheet and Meeting Minutes  

• Sign-in sheet must be circulated for those in attendance.   
• Applicant shall take accurate minutes of the meeting.   
• The sign-in sheet and minutes shall be submitted to the Planning Division.  

A public hearing will not be scheduled until the meeting minutes and sign-up sheet are 
submitted to the Planning Division. 
 
A Certification form is included with this packet to be completed and signed by the applicant.   
 

 
 
 
 
Please call the Planning Division at 874-8721 or 874-8719 if you have any questions. 
 
Attachments 
1. Neighborhood Meeting Invitation Format 
2. Neighborhood Meeting Certification  

mailto:jmy@portlandmaine.gov
mailto:ldobson@portlandmaine.gov
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EXAMPLE:  Neighborhood Meeting Invitation Format 
 

Applicant/Consultant 
Letterhead 

 
(Date) 
 
Dear Neighbor: 
 
Please join us for a neighborhood meeting to discuss our plans for a (development proposal) located at 
(location/number and street address). 
 
Meeting Location:  _________________________ 
Meeting Date: _________________________ 
Meeting Time: _________________________ 
 
(The City code requires that property owners within 500 feet (1000 feet for proposed industrial subdivisions and 
industrial zone changes) of the proposed development and residents on an “interested parties list”, be invited to 
participate in a neighborhood meeting.  A sign-in sheet will be circulated and minutes of the meeting will be 
taken.  Both the sign-in sheet and minutes will be submitted to the Planning Board.) 
 
If you have any questions, please call (telephone number of applicant or consultant). 
 
Sincerely, 
 
 
(Applicant) 
 
 
 
 
 
 
Note: 
Under Section 14-32(C)  and 14-524(a)d of the City Code of Ordinances, an applicant for a Level III development, 
subdivision of over five lots/units, or zone change is required to hold a neighborhood meeting  within 30 days of 
submitting a preliminary application or 21 days of submitting a final site plan application, if a preliminary plans 
was not submitted.  The neighborhood meeting must be held at least seven days prior to the Planning Board 
public hearing on the proposal. Should you wish to offer additional comments on this proposed development, 
you may contact the Planning Division at 874-8721 or send written correspondence to the Planning and Urban 
Development Department, Planning Division 4th Floor, 389 Congress Street Portland, ME 04101 or by email: to 
bab@portlandmaine.gov 
 
 
 
 
 
 
 
 

mailto:bab@portlandmaine.gov
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EXAMPLE:  Neighborhood Meeting Certification 
 
 
 
I, (applicant/consultant) hereby certify that a neighborhood meeting was held on (date) at (location) at (time). 
 
I also certify that on (date at least ten (10) days prior to the neighborhood meeting), invitations were mailed to 
the following:   
 
1.   All addresses on the mailing list provided by the Planning Division which includes property owners 

within 500 feet of the proposed development or within 1000 feet of a proposed industrial subdivision or 
industrial zone change. 

 
2.   Residents on the “interested parties” list. 
 
3. A digital copy of the notice was also provided to the Planning Division (jmy@portlandmaine.gov and 

ldobson@portlandmaine.gov) and the assigned planner to be forwarded to those on the interested 
citizen list who receive e-mail notices. 

 
 
Signed, 
 
 
_____________________________                             ________________ (date) 
 
 
 
Attached to this certification are: 
 
1. Copy of the invitation sent 
2. Sign-in sheet 
3. Meeting minutes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:jmy@portlandmaine.gov
mailto:ldobson@portlandmaine.gov
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February 28, 2018 

Jean Fraser 
Planner 
Planning & Transportation Division 
389 Congress St, Portland, ME 04101 

Dear Ms. Fraser, 

Since the approval of Westerlea View Lofts at 75 Chestnut Street, there have been modifications 
made that affect the approved documents. The changes were made for multiple reasons 
including potential owner requests, structural and code implications of approved items and 
reconfiguration for interior layout purposes as the project developed. The following list includes 
the design changes that have occurred that we plan to present at the March 13th Planning 
Board. 

-The windows are shorter and therefore smaller than the approved windows due to the final 
decision in structural floor framing and a decrease in allowable header height. 

-The mezzanine level was removed due to potential owner request and a parapet replaced it to 
help keep the form of the building in order. This did allow us to lower the building at the east and 
west end, therefore shortening the overall height which is important as it relates to Oxford Street. 

-The decks were reconfigured at the southeast corner of the building because of structural and 
rating implications. This also made minor changes to the footprint of the building. 

-The large bump out on the Chestnut Street elevation towards the west end of the building was 
widened. This allowed for a much better interior layout and nicer bedrooms for the units. It also 
caused an adjustment in the footprint of the building. An addition column of windows was 
added to the bump out to increase light in the space and to balance the exterior penetration 
pattern. 

-Windows were adjusted as the interiors developed. 

-The deck at the 3rd floor level over the top of the parking garage has been eliminated and 
replaced with a small roof with a sprinkler system. It was found the deck was not needed by 
code and the sprinkler system could replace it. 

-The decks on the long elevations of the 7th floor have been reconfigured into rectangular form 
as opposed to the triangular form that went through planning board. This was done both to 
solve interior layout problems caused by the angles and it also made for easier to use deck 
space. 

-One material, the Nichiha in sandstone, has been replaced with a similar Hardie panel because 
of cost. 

Sincerely, 

William K. Hopkins 
Registered Architect 
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2
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C
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E
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4
0

7
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1/8" = 1'-0"
1 SECOND FLOOR

1
4
-6

-1
8

F
O

R
 P

R
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G

1/16" = 1'-0"
2

WALL SECTIONS
KEY PLAN



REF.

REF.

REF.REF.

R
E

F
.

REF.

R
E

F
.

REF.REF.

R
E

F
.

DW

DW

D
W

REF.

R
E

F
.

REF.

R
E

F
.

REF.

R
E

F
.

REF.REF.

REF.

REF.

D
W

A2.00
1

A2.02
1

A2.02
2

1
A3.03

EXISTING BUILDING EDGE

P
R

O
P

E
R

T
Y

 L
IN

E

1
A3.02

2
A3.02

W8

W2

W2

14
A3.12

13
A3.12

4
'-
1
1

"
1

9
'-
6
 1

/2
"

2
6

'-
7

"
5

'-
9

"
3

'-
2

"

7
'-
8

"

9
'-
4

"

18'-4"

4'-0"

ELEC

UNIT 301, 401,501

UNIT 302, 402, 502

12'-0" 34'-3 1/2" 8'-8 1/2" 44'-5 1/2" 27'-3" 10'-0" 50'-11 1/2" 13'-0"

10'-4" 102'-8 1/2" 12'-5" 26'-8" 9'-4" 27'-0" 8'-1" 4'-1 1/2"

1
7

'-
4

"

1
1

'-
0
 1

/2
"

6
1

'-
7

"

200'-8"

1
5

'-
1

"
4

0
'-
0

"
6

'-
6

"

200'-8"

5
9

'-
1

1
 1

/2
"

4
'-
9
 1

/2
"

3
'-
2

"

W2

W8 W8

W3b

W8

W8

W9

W8

W2

W8

W8

W8

W2

W06

W06

U
P

S
T

A
IR

 "
A

"

STAIR "B"

D
N

U
P

D
N

UNIT 303, 403, 503

UNIT 304, 404, 504UNIT 305, 405, 505

UNIT 306, 406, 506

UNIT 307, 407, 507

UNIT 308, 408, 508

UNIT 309, 409, 509

UNIT 310, 410, 510

1
A3.04

1
A3.05

W16

5 1/2" 33'-6 13/16" 8" 45'-8 3/16" 8" 31'-10 3/8" 8" 42'-4 1/4" 8" 43'-7 3/8" 5 1/2"

5 1/2" 40'-5 1/8" 8" 31'-2 1/8" 8" 39'-5" 8" 38'-7 3/4" 7 5/8" 8'-0 3/4" 7 5/8" 34'-7 1/2" 5 1/2"

5
 1

/2
"

3
5

'-
4
 1

/8
"

8
"

2
4

'-
7
 7

/8
"

5
 1

/2
"

5
 1

/2
"

2
4

'-
1
1

"

5
 1

/2
"

5
'-
4
 1

/2
"

5
 1

/2
"

2
4

'-
8

"
5

 1
/2

"

5
 1

/2
"

1
6

'-
0
 3

/8
"

7
 5

/8
"

8
'-
0
 3

/4
"

7
 5

/8
"

5
'-
6
 1

/8
"

6
 3

/8
"

C
L

E
A

R
 M

IN

6
'-
4
 3

/4
"

7
 5

/8
"

1
7

'-
5
 1

/4
"

5
 1

/2
"

5
 1

/2
"

3
1

'-
4
 3

/8
"

5
 1

/2
"

W06

W06

7 5/8"

CLEAR MIN

17'-0 3/4" 7 5/8"

5
'-
2
 1

/4
"

5
 1

/2
"

1
9

'-
5
 3

/4
"

5
 1

/2
"

5
'-
4
 1

/2
"

5
 1

/2
"

2
8

'-
1

"
5

 1
/2

"

9
'-
2

"1/2"

5
 1

/2
"

3
'-
9
 1

/2
"

7
'-
8

"
3

'-
1
 1

/2
"

5
 1

/2
"

4
'-
4
 1

/2
"

4
'-
0

"
6

'-
1
0

"
8

'-
1
0

"
7

'-
4

"
4

'-
0

"
3

'-
8
 1

/2
"

5
 1

/2
"

3
'-
1

"

5 1/2"

5'-2 1/2" 6'-4"

5 1/2"

4'-11 1/2" 9'-6 1/2" 12'-4 1/2" 6'-5 1/2"

5 1/2"

3'-6 1/2" 5'-2"

5 1/2"

7'-2 1/2" 13'-6" 14'-1 1/2" 9'-2"

5 1/2"

2'-10"

3'-4 1/2"

3'-4 1/2" 7'-2"

3'-4 1/2"

3'-4 1/2" 2'-10"

5 1/2"

10'-0"

5 1/2"

3'-4" 10'-6" 11'-11 1/2" 10'-6 1/2" 9'-2" 4'-7"

5 1/2"

6'-4"

5
 1

/2
"

4
'-
1
 1

/2
"

4
'-
0

"
6

'-
5

"
4

'-
6
 1

/2
"

5
 1

/2
"

4
'-
1
1

"
5

'-
1

0
 1

/2
"

6
'-
5

"
4

'-
0

"
4

'-
5
 1

/2
"

5
 1

/2
"

5 1/2"
4'-3 1/2" 5'-7"

5 1/2"

9'-2" 11'-0 1/2" 8'-0" 9'-10" 3'-4 1/2"

3'-4 1/2"

6'-5 1/2" 3'-4 1/2"

3'-4 1/2"

8'-0" 3'-1" 12'-6" 8'-1 1/2" 3'-4 1/2"

3'-4 1/2"

5'-4 1/2"

5 1/2"

12'-5" 5 1/2" 7'-11" 12'-7" 20'-0 1/2" 9'-3" 6'-3" 6'-1" 5 1/2"

2
A3.03

16
A3.12

6
'-
6

"

ROOF EXTENDING 
OVER GARAGE

PROVIDE DRY SPRINKLER HEADS
UNDER NEW ROOF

BAL. BAL. BAL.

BAL.BAL.

BAL.

BAL.

ROOF OF STAIR

4
'-
2

"

1'-2"

A6.05

4

AC0.01
3

-

-

A6.064A6.06 5A6.06 7
A6.066

A6.07

4

5

A6.07

6

7

A6.084 5

A6.08

6

7

-
---

S4
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S2
A3.22

S5
A3.22

S3
A3.22

S7
A3.23

S8
A3.23

S9
A3.23
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A3.23

N1
A3.24N2

A3.24
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A3.24
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A3.25
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A3.25
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A3.25
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A3.26
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A3.26

E4
A3.26
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P
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A
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 "
A

"
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-
---
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1
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S
A

C
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 0

4
0
7
2

AREA CALCULATION

UNITS: 9,193 SF
CIRCULATION: 1,457 SF
EXTERIOR WALL THICKNESS:  654 SF
BALCONIES:  393 SF

GROSS AREA:  +-11,697 SF

1
2
-5

-1
8

S
U

B
M

IT
T

E
D

 F
O

R
P

E
R

M
IT

1/16" = 1'-0"

2
WALL SECTIONS
KEY PLAN

WF @ 3RD  
FLOOR

WF @ 5TH 
FLOOR



REF.

R
E

F
.

R
E

F
.

REF.

R
E

F
.

REF.

R
E

F
.

REF.

REF.

REF.

REF.

R
E

F
.

R
E

F
.

REF.
R

E
F

.
REF.

R
E

F
.

REF.

REF.

REF.

A2.00
1

A2.02
1

A2.02
2

1
A3.03

1
A3.02

2
A3.02

14
A3.12

13
A3.12

2
A3.11

9
'-
4

"
5

'-
4
 1

/2
"

7
'-
8

"

18'-4"

1
7

'-
4

"

5
'-
4
 1

/2
"

196'-6 1/2"

3
'-
2

"
5

'-
9

"
1

7
'-
1

"
2

9
'-
0
 1

/2
"

4
'-
1
1

"

5
9

'-
1

1
 1

/2
"

6
1

'-
7

"

12'-0" 34'-3 1/2" 8'-8 1/2" 44'-5 1/2" 27'-3" 10'-0" 50'-11 1/2" 4'-11" 3'-11 1/2"

196'-6 1/2"

W8

W8

W8

W8

W8

W3b

W8 W2

W2

W9

W2

W06

W06

W06

U
P

S
T

A
IR

 "
A

"

STAIR "B"

D
N

U
P

D
N

P
L

W16

5
 1

/2
"

3
5

'-
4
 1

/8
"

8
"

2
4

'-
7
 7

/8
"

5
 1

/2
"

UNIT 601

UNIT 602

UNIT 603UNIT 604UNIT 605

UNIT 606

UNIT 607

UNIT 608
UNIT 609

UNIT 610

5
 1

/2
"

2
2

'-
3
 3

/8
"

8
"

3
2

'-
1

1
 1

/8
"

5
 1

/2
"

5 1/2" 33'-6 13/16" 8" 45'-8 3/16" 8" 31'-10 3/8" 8" 42'-4 1/4" 8" 35'-6 3/8" 5 1/2"

5 1/2" 46'-1 1/4" 8" 25'-6" 8" 39'-5" 8" 38'-7 3/4"

7 5/8"

8'-0 3/4"

7 5/8"

34'-7 1/2"

5
 1

/2
"

2
4

'-
8

"

5
 1

/2
"

5
'-
4
 1

/2
"

5
 1

/2
"

1
8

'-
8

"

5
 1

/2
"

5
'-
9
 1

/2
"

5
 1

/2
"

1
7

'-
5
 1

/4
"

7
 5

/8
"

C
L

E
A

R
 M

IN

6
'-
4
 3

/4
"

7
 5

/8
"

5
'-
4
 7

/8
"

7
 5

/8
"

8
'-
0
 3

/4
"

7
 5

/8
"

1
6

'-
0
 3

/8
"

5
 1

/2
"

12'-1 3/16" 100'-11 5/16" 12'-5" 26'-8" 9'-4" 27'-0" 8'-1"

1
2

'-
2

 5
/1

6
"

2
8

'-
1

0
 7

/8
"

1
2

'-
2

 5
/1

6
"

2
8

'-
1

0
 7

/8
"

1
2

'-
5

 1
/1

6
"

8
'-
0

 1
1

/1
6

"

7 5/8"

CLEAR MIN

17'-0 3/4" 7 5/8"

3'
-7

 1
/2

"
5'
-0

"

5'
-0

"
3'
-7

 1
/2

"

4'-2 1/2"

5'-7"

3'-11"

3'-6 1/2"

5
 1

/2
"

3
'-
1
0

"

3
'-
2
 1

/2
"

6
'-
1
0

"
8

'-
1
0

"
7

'-
4

"

2
A3.03

5 1/2"

4'-11 11/16" 9'-6 11/16" 12'-4 1/2" 6'-5 5/8"

5 1/2"

3'-6 5/8" 5'-1 7/8"5 1/2" 7'-2 9/16" 13'-6" 14'-1 5/8" 9'-1 13/16"

5 1/2"

2'-10"

3'-4 1/2"

3'-4 1/2" 7'-2"

3'-4 1/2"

3'-4 1/2"

2'-10" 5 1/2"

4'-0 15/16"

5'-11 1/16"

5 1/2"

3'-3 7/8" 10'-6 1/4" 11'-11 3/8" 10'-6 1/4" 9'-1 3/4" 4'-7"
5 1/2"

5
 1

/2
"

3
'-
6

"
4

'-
1
0

"
8

'-
3
 1

/2
"

5
 1

/2
"

3
'-
8

"
4

'-
0

"
6

'-
2

"
6

'-
2

"
4

'-
0

"
4

'-
1
 1

/2
"

5
 1

/2
"

11'-0 5/16" 7'-11 13/16" 9'-10" 3'-4 1/2"

3'-4 1/2"

6'-5 5/8"

3'-3 5/16"

3'-5 11/16" 9'-6 5/16" 14'-0 13/16" 8'-1 1/4"

3'-4 1/2"

3'-4 1/2"

5'-4 1/4"

5 1/2" 12'-5"

5 1/2"

7'-10 15/16" 12'-6 7/8" 20'-0 9/16" 9'-2 3/4" 6'-2 7/8" 6'-1 1/16"

5 1/2"

16
A3.12

AC0.01
3

A6.09

4

5

A6.09

6

A6.10

4

7

5

A6.10

6

-

A6.10

7

--

-
---

S4
A3.22

S2
A3.22

S5
A3.22

S3
A3.22

S7
A3.23

S8
A3.23

S9
A3.23

S10
A3.23

N1
A3.24

N2
A3.24N3

A3.24

N4
A3.24

N5
A3.24

N6
A3.24

W6
A3.25

W5
A3.25

W3
A3.25

W2
A3.25

W1
A3.25

W7
A3.25

E1
A3.26

E2
A3.26

E3
A3.26

E4
A3.26

E5
A3.26

S1
A3.22

-
---

4
8
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P
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WALL SECTIONS
KEY PLAN



R
E

F
.

R
E

F
.

REF.

REF.

REF. REF.

REF.

R
E

F
.

R
E

F
.

R
E

F
.

REF.

REF.

REF. REF.

REF.

R
E

F
.

A2.00
1

A2.02
1

A2.02
2

1
A3.01

1
A3.02

2
A3.02

13
A3.12

W8

W8
W8

W8

W2

W9

W9

W06

W2

W06

W2

W2

S
T

A
IR

 "
A

"

STAIR "B"

D
N

U
P

D
N

P
L

1
A3.05

UNIT 708

UNIT 701

UNIT 702

UNIT 703

UNIT 704

UNIT 705

UNIT 706

UNIT 707

12'-2 1/4" 51'-1 3/16" 17'-2 3/16" 33'-1 1/4" 17'-1 13/16" 21'-4 13/16" 9'-4" 27'-0" 8'-1"

196'-6 1/2"

8
'-
0

 1
1

/1
6

"
1

2
'-
5

 3
/1

6
"

2
8

'-
1

0
 7

/8
"

1
2

'-
2
 1

/4
"

6
1

'-
7

"

12'-0" 34'-3 1/2" 11'-5 1/8" 21'-1 5/16" 20'-2 5/16" 12'-4 5/16" 15'-8 3/16" 60'-7 1/4" 4'-11" 3'-11 1/2"

5
6

'-
9
 1

/2
"

1
0

'-
9

 3
/1

6
"

2
3

'-
2

 5
/1

6
"

1
7

'-
1

"
5

'-
9

"

5 1/2" 45'-3" 8" 51'-4 1/4" 8" 53'-8 3/4" 7 5/8" 8'-0 3/4" 7 5/8" 19'-4 9/16" 8" 14'-6 15/16"

5 1/2" 21'-7 13/16" 8" 23'-0 1/16" 8" 52'-0 3/4" 8" 47'-2 11/16" 8" 45'-0 11/16" 5 1/2"

5
 1

/2
"

1
6

'-
0
 3

/8
"

7
 5

/8
"

8
'-
0
 3

/4
"

7
 5

/8
"5

'-
4
 7

/8
"7

 5
/8

" C
L

E
A

R
 M

IN

6
'-
4
 3

/4
"

7
 5

/8
"

1
7

'-
5
 1

/4
"

5
 1

/2
"

5
 1

/2
"

2
9

'-
8
 1

/2
"

8
"

2
'-
3
 5

/8
"

8
"

2
7

'-
3
 7

/8
"

5
 1

/2
"

5
 1

/2
"

2
4

'-
1
1

"
5

 1
/2

"5
'-
4
 1

/2
"5

 1
/2

"
2

4
'-
8

"
5

 1
/2

"

5
 1

/2
"

3
0

'-
0
 3

/4
"

8
"

2
'-
3
 1

/8
"

8
"

2
2

'-
2
 5

/8
"

5
 1

/2
"

2
'-
9

"

7 5/8"

CLEAR MIN

17'-0 3/4"

7 5/8"18'-4"

3'
-7

"

5'
-0

"

5'
-0

"

3'
-7

 1
/2

"

9'-9 1/2"

3'-11"

3'-7"

196'-6 1/2"

2
A3.03

5 1/2"4'-11 1/2" 21'-11" 9'-0" 3'-11" 8'-3" 5 1/2"3'-11" 3'-11" 3'-11" 7'-5" 10'-6 1/2" 11'-11 1/2" 10'-6 1/2" 9'-2" 4'-7"5 1/2"

5
 1

/2
"

3
'-
6

"
6

'-
1

"
7

'-
0
 1

/2
"

5
 1

/2
"

3
'-
8

"
4

'-
1

"
6

'-
1

"
6

'-
1
 1

/2
"

2
'-
4

"

5
 1

/2
"

4
'-
1
 1
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	Project Name: Reed School
	Proposed Development Address: 19 Libby Street
	Project Description: Adaptive reuse of portion of historic elementary school as rental apartments
	ChartBlockLot: 338 K004001
	Right, Title or Interest: Signed Purchase and Sale Agreement
	Existing Use: Vacant building
	Current Zoning Designation: R-3
	Proposed Use of the Property: Adaptive reuse of the original 1910 building (not the 1950s addition) into eight rental residential units. The rehabilitation project will restore the exterior historic features. Historic wood windows will be replaced in kind and historic doors will be restored. 
	Name: Kevin Bunker / Laura Reading
	Business Name: Developers Collaborative Predevelopment LLC
	Address: 100 Commercial St, Ste 414
	CityState: Portland, ME
	Zip Code: 04101
	Work: (207) 766-6696
	Home: 
	Cell: 
	Fax: 
	Email: reading.lauraj@gmail.com
	Name_2: City of Portland
	Address_2: 389 Congress St
	CityState_2: Portland, ME
	Zip Code_2: 04101
	Work_2: 
	Home_2: 
	Cell_2: 
	Fax_2: 
	Email_2: 
	Name_3: n/a
	Address_3: 
	CityState_3: 
	Zip Code_3: 
	Work_3: 
	Home_3: 
	Cell_3: 
	Fax_3: 
	Email_3: 
	Name_4: Developers Collaborative Predevelopment LLC
	Address_4: 100 Commercial St, Ste 414
	CityState_4: Portland, ME
	Zip Code_4: 04101
	Work_4: (207) 766-6696
	Home_4: 
	Cell_4: 
	Fax_4: 
	Email_4: reading.lauraj@gmail.com
	Name_5: Pinkham and Greer
	Address_5: 28 Vannah Ave
	CityState_5: Portland, ME
	Zip Code_5: 04103
	Work_5: (207) 781-5242
	Home_5: 
	Cell_5: 
	Fax_5: 
	Email_5: 
	Name_6: n/a
	Address_6: 
	CityState_6: 
	Zip Code_6: 
	Work_6: 
	Home_6: 
	Cell_6: 
	Fax_6: 
	Email_6: 
	Name_7: Archetype Architects
	Address_7: 48 Union Wharf
	CityState_7: Portland, ME
	Zip Code_7: 04101
	Work_7: (207) 772-6022
	Home_7: 
	Cell_7: 
	Fax_7: 
	Email_7: 
	Name_8: Cito Selinger, Curtis Thaxter
	Address_8: 1 Canal Plaza, #1000
	CityState_8: Portland, ME
	Zip Code_8: 04101
	Work_8: (207) 774-9000
	Home_8: 
	Cell_8: 
	Fax_8: 
	Email_8: cselinger@curtisthaxter.com
	Name_9: Laura Reading
	Email_9: reading.lauraj@gmail.com
	Name_10: 
	Email_10: 
	Name_11: 
	Email_11: 
	Check Box1: Off
	Text6: 
	Text5: 
	Check Box2: Yes
	Text7: 88
	Check Box3: Off
	Check Box4: Off
	Signature of Applicant: Laura Reading
	Date: 10/17/2017
	Project Name_addeeefb7abc: Westerlea View Lofts
	Proposed Development Address_56c3017654c5: 75 Chestnut Street
	Project Description_46d126c48173: Construction of a seven story building for 52 residential units
	ChartBlockLot_6e9f22d65c63: 26/E/10
	Preliminary Plan: x
	Final Plan: 
	Name_6d13a943efe8: Lou Woods
	Business Name_7b2d97962455: A & M Partners, Inc
	Address_b908b8707a2d: 120 Exchange Street
	CityState_0f098e9b3b6c: Portland, ME
	Zip Code_49c1ac521835: 04101
	Work_cb6cd5ec55aa: 207-8789-1358
	Home_9047e9b21e7c: 
	Cell_d8f50eece5f0: 
	Fax_77fccc630fc0: 
	Email_884a05f95d84: lcwood@ampartners.me
	Name_2_c614a9fb97fe: Same as applicant
	Address_2_fb84e5ef4ec9: 
	CityState_2_cb130c858bb9: 
	Zip Code_2_defb31b3870d: 
	Work_2_ab2624deea5f: 
	Home_2_1fd662e3a5ac: 
	Cell_2_1ce857babd47: 
	Fax_2_19edcd9681cd: 
	Email_2_f38900f70e98: 
	Name_3_3b8a9f5d00bd: Bill Hopkins - Archetype Architects
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