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1.0 INTRODUCTION
The Bayside area has been a major focus for redevelopment plans on the 

over the past two decades - beginning with A New Vision for Bayside in 2000, 

and current dominant uses include regional scale retail (grocery), a gym, bank-

The study area (Figure 1-2

The  is designed to be an integrated 

Figure 1-1

The Bayside Neighborhood within Portland has become one of the most 

-

In many respects, the area has not been reviewed recently in a comprehensive 

-

-

-

1.1 STUDY AREA/FOCUS AREA
The Master Plan area is a large and diverse area bounded by I-295 to the north, 

Avenue to the west (see Figure 1-2

following Focus Areas:

1. 

-

2. 

3. Lancaster Street

4. 

5. 
-

-
-

6. Transit Access and Service – For the Bayside Neighborhood to be truly 
-

and future residents, car ownership is not an assumed choice, and having 

Portland Complete Street Project Development Process
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Figure 1-2
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The intent of the Master Plan is generally to integrate prior planning and de-

Figure 1-3 

Figure 1-3
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2.0 DEFINE EXISTING AND PLANNED LAND USE
CONTEXT

-

-

Figure 2-1

-
-

 

Figure 2-1



PAGE | 5

BAYSIDE TRANSPORTATION MASTER PLAN
SECTION TWO – DEFINE EXISTING AND PLANNED CONTEXT

Washington Avenue

-

-

-

Cumberland Avenue frontage between 
Wilmot Street and Chestnut Street

-

-

-
-

-

-
-

-
-

-

Forest Avenue to Preble Street and 
Lancaster Street to Cumberland Avenue

-

-

Lancaster Street to Cumberland Avenue 
and Elm Street to Preble Street

-

-

-
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-

-

-

Nissen Building and adjacent ware-
house/food spaces along eastern side of Washington Avenue

-

Note: This zone, in general, applies to the Nissen Building on Washington 
Avenue.

 Marginal Way east of Franklin Street 

-

-

Marginal Way to Lancaster Street 

-

-

-

-

-
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Figure 2-2
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-

Bayside Trail South to Fox Street and East to 
Anderson Street

-

Note

 

Figure 2-2
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-

-

– Franklin Street to non-frontage 
Washington Avenue parcels and Oxford Street to Cumberland Avenue

-

Note

 

Size

-
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Figure 2-3 -
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Figure 2-4

-

Figure 2-4
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Figure 2-5
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Figure 2-13
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3.0 IDENTIFY ISSUES AND OPPORTUNITIES
The Existing Conditions Analysis identified a number of issues and opportunities 
within the Bayside Study area that are summarized by the following categories.

3.1 Transportation Street Issues and Opportunities
Marginal Way Focus Area 
Issues:

• The Marginal Way/Preble Street/Elm Street intersection is a large inter-
section with a priority for moving vehicles.

• Marginal Way High Crash Locations include the intersections at Franklin 
Street, Elm Street/Preble Street, and Forest Avenue/State Street and the 
roadway segment between Elm Street and Franklin Street.

• Marginal Way lacks a consistent roadway configuration and does not pro-
vide continuous bicycle and pedestrian facilities.

• The Marginal Way/Franklin Street intersection does not provide a safe 
pedestrian crossing from the Park & Ride Lot to either the south side of 
Marginal Way or across the Exit 7 Ramp.

• On-street large truck parking in East Bayside encroaches into the bike 
lane.

• The Forest Avenue/Marginal Way/State Street intersection lacks pedestri-
an crossings at all corners and the Forest Avenue approach at Kennebec 
Street has an undefined pavement area. 

• The Franklin Street intersection has capacity problems. 

Opportunities:

• Evaluate reducing the number of vehicle lanes at the Marginal Way/Preble 
Street/Elm Street intersection to facilitate a consistent street cross-section.

• Implement multi-modal improvements on Marginal Way.

• Improve pedestrian conditions at the Marginal Way/Forest Avenue/
Kennebec Street/State Street intersection.

• Add crosswalk on all approaches at Franklin Street.

• Increase width of parking lanes to reduce encroachment into adjacent 
bicycle lane.

Preble and Elm Streets Focus Area 
Issues:

• Lower connectivity and accessibility due to their one-way street 
configuration.

• Lack of safe bicycle and pedestrian facilities on Elm and Preble Streets 
between Marginal Way and Congress Street.

Opportunities:

• Create better bicycle and pedestrian travel.
• Reduce excessive vehicle speeding.
• Improve street connectivity and accessibility.
• Provide more parking.

Portland and Oxford Streets Focus Area 
Issues:

• Poor and confusing east-west street connectivity/circulation.

• Difficult pedestrian crossings at Forest Avenue/Park Avenue/Portland 
Street due to long crossings, lack of crosswalks, vehicle turning conflicts.

• Bus/vehicle conflict condition on Portland Street between right-turning 
vehicles and buses departing curb area.

Opportunities:

• Improve east-west street connectivity/circulation .

• Explore reconfiguring Oxford Street as a two-way street.

• Evaluate a full Oxford Street vehicle connection at Franklin Street.

• Implement multi-modal/streetscape improvements on Portland Street.

• Reconfigure and improve pedestrian crossings at the Forest Avenue/Park 
Avenue/Portland Street intersection.

Pearl Street Focus Area 
Issues:

• Poor north-south street connectivity.
• Traffic concentrates at Somerset Street.
• Lacks bicycle facilities.

Opportunities:
• Implement bike lane improvements.

• Improve north-south connectivity on peninsula: Between Marginal Way 
and waterfront.

Lancaster and Kennebec Streets Focus Area
 Issues:

• Poor east-west street connectivity.

• No pedestrian crossings of Franklin Street near Lancaster Street where 
demand exists.

• Kennebec Street is not very functional for all modes.

• One-way flow between Elm Street and Chestnut Street and Forest Avenue 
and Brattle Street limits traffic circulation.

Opportunities:
• Improve east-west street connectivity.
• Connect Lancaster Street to Brattle Street.
• Evaluate a possible pedestrian crossing of Franklin Street at Lancaster 

Street.
• Retrofit Lancaster Street to be more usable.
• Retrofit Kennebec Street to be more usable.

East Bayside Focus Area 
Issues:

• Cove and Diamond Streets lack sidewalks, curbing, and have poor access 
management conditions.

• On-street large truck parking in East Bayside encroaches into bike lane.

• Fox Street configuration between Anderson Street and Washington Avenue 
creates a narrow travel way.
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• Poor pedestrian and bicycle connectivity at Tukey Street path to Anderson 
Street.

Opportunities:

• Create street configuration improvement options on key cross-streets to 
improve bicycle and pedestrian safety and connectivity.

• Reconfigure the Anderson Street/Plowman Street intersection.

• Prohibit parking on Fox Street in certain sections to reduce narrow travel 
way conditions.

Washington Avenue Focus Area
 Issues:

• Poor bicycle and pedestrian safety and connectivity.

• Traffic safety and operations at the Washington Avenue/Fox Street/Walnut 
Street intersection.

• Safety and functionality at the Washington Avenue/Cumberland Avenue 
intersection.

Opportunities:

• Increase safety and access onto Washington Avenue at Fox Street/Walnut 
and at Cumberland Avenue.

• Create options on key cross-streets to improve bicycle and pedestrian 
safety and connectivity.

• Improve the configuration of the Washington Avenue/Cumberland Avenue 
intersection for improved pedestrian conditions.

3.2 Pedestrian/Bicycle Issues and Opportunities
Issue:

• Safety of and uncontrolled pedestrian crossings along Elm Street and 
Preble Street.

Opportunities:

• Install crosswalks at intersections, where needed.

• Install Rectangular Rapid Flashing Beacons at Bayside Trail crossings.

• Install 14’ wide block design crosswalk at Bayside Trail crossings.

• Install “Yield Here” signs and painted Yield Lines for vehicular traffic at 
Bayside Trail crossing.

• Consider a 4” (for minimal vehicular disruptance) raised tables at Bayside 
Trail crossings.

• Add bikes lanes on Preble and Elm Streets.

• Modify Preble and Elm to 2-way or reconfigure to one-way.

Issue: 

• Safety and difficultly of crossing at the Marginal Way/Preble Street/Elm 
Street intersection due to large intersection design.

Opportunities

• Redesign intersection, tighten curbs where feasible.

• Remove center medians in all roads to help shorten crossing distances.

• Remove one through-lane on Marginal Way, east of intersection. 

• Install bike lanes in all directions across intersection. 

Issue: 

• Safety and difficultly of crossing at the Forest Avenue/Park Avenue/
Portland Street intersection.

Opportunities: 

• Install crosswalks at all legs of intersections.

• Redesign intersection, tighten corner curb radii where feasible.

• Remove center median in Marginal Way to help shorten crossing 
distances.

• Install 14’ wide block design crosswalk at Bayside Trail crossing of Forrest 
Avenue, when designed.

Issue:

• Undefined bicycle routes in upper Bayside for east and west travel.

Opportunity:

• Install “shared lane markings” signs on Oxford and Lancaster.

Issue: 

• Undefined pedestrian crossings of Franklin Street near Lancaster and 
Oxford Streets.

Opportunities:

• Install vehicular and pedestrian improvements per the Franklin Street 
Study.

• Install crosswalks per the Franklin Street Study.

Issue: 

• Lack of contiguous sidewalk in lower Bayside especially northeast of 
Franklin Street (see section 2.2.1.6).

Opportunities: 

• Install crosswalks at intersections, where needed.

• Redesign intersection, tighten corner curb radii where feasible.

Issue: 

• Inconsistent crosswalk markings.

Opportunity:

• Install block design crosswalks in all locations
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Issue: 

• Long wait times and cycle lengths at signalized intersections

Opportunity: 

• Retime signalized intersections where possible to shorten wait times.

Issue: 

• Large driveway openings in lower Bayside northeast of Franklin Street.

Opportunity:

• Reduce driveway widths or eliminate driveways, where feasible.

Issue: 

• Lack of designated bicycle facilities on Elm and Preble Streets between 
Marginal Way and Congress Street.

Opportunities:

• Remove one travel lane on Preble Street and Elm Street. 

• Install a bike lane with a buffer on both Preble Street and Elm Street.

Issue: 

• Pedestrian and bicycle connectivity between the Tukey Street Path and 
Anderson Street.

Opportunities:

• Remove vertical granite curb at bottom of Tukey Street path and replace 
with a 10’ curb ramp.

• Modify intersection of Tukey Street ramp and Anderson Street intersection. 

Issue: 

• On-street parking by large trucks blocks the bicycle lane on Marginal Way.

Opportunities: 

• Install 10’ wide truck parking lanes.

• Install bike lanes with markings, where necessary.

Issue: 

• Lack of pocket parks and gathering spaces.

Opportunity:

• Continue to plan and build pedestrian pocket parks to serve as place-mak-
ing and destinations.

Issue: 

• Lack of access to Bayside Trail from adjacent businesses.

Opportunity:

• Improve access to the Bayside Trail by working with property owners to 
modify or remove fences.

3.3 Transit Issues and Opportunities
Issue: 

• Route 8 operates a circuitous route with limited stop pairs and direct 
service. It traverses many one-way streets, which limits its serviceability in 
reverse directions. Ridership data shows relatively low ridership along the 
majority of the route, with the exception of the stop at Hannaford super-
market, which accounts for 21% of total boardings.  

Opportunity:

• Evaluate the restructuring of Route 8 service to best meet the competing 
demands and needs of Bayside residents and visitors, and explore alterna-
tive routing on Route 8 to improve efficiency of overall operations, includ-
ing shifting from one-way to two-way streets.

Issue: 

• Route 8 lacks frequent service, and does not provide for peak hour service 
variations or evening service.

Opportunity:

• Determine service needs for frequency and off-peak hours of transit 
service.

Issue: 

• The mobility impaired community relies heavily on Route 8 due to its prox-
imity to social services, grocery stores, and the medical center.

Opportunity:

• Consider needs of mobility impaired community in alterations to, and op-
portunities to improve, transit service.

Issue: 

• Bus stops lack visibility due to poor signage, consistency, as well as acces-
sibility and amenities that create a comfortable and safe experience for 
riders. 

Opportunity:

• Develop bus stop design guidelines to clearly define bus stops, improve op-
erations, improve pedestrian connections, and integrate with other modes 
of transportation. 

Issue: 

• Parking and loading within bus stops is very common as parking is not 
prohibited in many stops, or often not enforced. 

Opportunity:

• Refine bus stop regulatory requirements to reduce conflicts with parking.

Issue: 

• Buses often encroach on driveway access/egress due to insufficient alloca-
tion of curb space.

Opportunity:

• Provide sufficient curb space to allow buses to pull to the curb and not 
block driveways.

Issue: 

• Lack of priority measures for transit traveling through Bayside. 

Opportunity:

• Utilize Preble and Elm Streets as bus priority corridor(s) relative to 
Peninsula Transit Study recommendations. Apply benefits and lessons 
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learned from Congress Street improvements to transit in Bayside, such 
as incorporating transit priority measures into existing and new roadway 
configurations.

Issue: 

• As Bayside continues to develop, there is a lack of good north-south con-
nections across Bayside.

Opportunity:
• Explore transit routing opportunities for potential new cross-connections 

of Franklin Street and Forest Avenue.

Issue: 

• Inadequate transit TDM measures to make substantial mode shift to transit 
and discourage single occupancy vehicle trips. 

Opportunity:
• Identify other more innovative transit TDM measures for developers to 

consider, that continue to support transit, but also improve operations, 
accessibility and rider amenities.

Issue: 

• The Bayside study utilized manual ridership count data from 2013, which is 
based on limited observations of a typical day.

Opportunity:
• Automated Passenger Counters (APC) installed in the summer of 2015 will 

provide more detailed stop level boarding and alighting data in the very 
near future that will enable a better understanding of operations along 
METRO routes.

3.4 Land Use Issues and Opportunities
General Observations

• Bayside is still an affordable alternative compared to many neighborhoods 
in Portland in regards to housing and business development. 

• The City has a controlling interest of large parcels throughout the study 
area, and therefore can work with the market to plan for a sustainable 
future for existing and future residents and business owners.

• “Streets” should be envisioned as a land use in Bayside. There is an op-
portunity to implement the City’s Complete Street Policy, where land use 
and mobility are integrated to maximize economic development potential 
and leverage investments in upgrades to infrastructure.

• Existing underutilized buildings throughout the study area can be redevel-
oped for new uses, reducing the cost for the private sector and adding to 
the economic vitality and mix of uses in the area.

• There are numerous opportunities for infill development throughout 
Bayside – ranging from small lots to large consolidated parcels. The di-
versity of economic development and revitalization should provide for a 
healthy mix of new uses.

• Unlike some neighborhoods and buildings in Portland, many of the ex-
isting buildings / uses in Bayside are not contributing historic structures, 
providing more flexibility for adaptive reuse as well as streamlining the 
permitting process.

• There is a diversity of districts within Bayside, unique parcel sizes, land 
uses, building massings, and streetscape characteristics. These neighbor-
hoods will ensure variety and vibrancy in Bayside and in turn maintain 
and create streets of varying character.

• The study area has had 0% to negative population growth between 2000-
and 2010. In this time period new housing on Anderson Street, Bayside 
Village, Pearl Place, and Unity Village have been constructed, however 
there has still been an overall population decline according to statistics. 
New housing on Cumberland Avenue such as Chestnut Street Lofts and 
the Avesta housing at the corner of Cumberland and High Streets are 
located in ideal transition zones between Bayside and the more estab-
lished downtown. As of the date of the Master Plan, the Midtown Project 
is scheduled to break ground.

• While it is always necessary to give a planning project a study area bound-
ary, Bayside consists of many different types of interfaces with surround-
ing neighborhoods. These interfaces are not hard lines, but flow in the 
fabric, character, culture, and economy of the City.

• As new development blocks are created, as defined by the street grid, the 
overall block system can remain relatively consistent throughout Bayside, 

even if some of the blocks are comprised of one parcel or multiple 
parcels.

• The centerline of streets is typically the dividing line between districts. 
This policy might work at cross-purposes to Complete Street and Form 
Based Code approaches to mobility planning and urban design where 
streets and neighborhoods are considered in a holistic manner.

• Many street frontages, particularly in the flat areas of Bayside are lacking 
streetscape and urban forestry. Well-designed streets will be strategic 
infrastructure improvements on behalf of the private and public sector, 
which will in turn incentivize economic development.

• The City adopted the B7 Urban Commercial Mixed Use Zone and related 
standards in 2008 to supplant the Bayside Vision and other master plans 
for the area. These standards will guide growth in a positive manner and 
ensure vibrant public realms.

• While many consider Bayside to be a blank slate, it is comprised of es-
tablished, emerging, and envisioned trends. The City should continue to 
foster these positive trends and work with homeowners, property own-
ers, and businesses to make the area as vital as possible.

• The cost for street infrastructure and public realm improvements can be 
offset by strategically leveraging private-sector investments. 

Marginal Way Focus Area 

Issue:

• Some intersections along Marginal Way are not pedestrian oriented and 
framed by buildings, creating gateways to the downtown.

• Land values are still relatively affordable, impacting the need to build 
structured parking. Surface parking lots, such as at Trader Joes have a 
greater footprint than the building. Surface parking creates permanent 
gaps in the form of the city.

Opportunity:

• Promote public/private Investments in on-street and structured parking 
creating more dense development and an increased tax base. Implement 
revised B7 Standards in a consistent manner.
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Issue:

• Sea level rise is an issue for parcels in the more flat areas of Bayside. 
While this does not directly influence land use, the cost of redevelopment 
of streets and parcels must take into consideration mitigation efforts.

Opportunity:

• Integrate sea level rise mitigation into all planning efforts and site design 
standards.

Issue:

• While some new development along Marginal Way addresses the street 
in a pedestrian-oriented manner, there are other developments that are 
more suburban in nature with parking placed between the building and 
the street. Current zoning provisions allow buildings to have parking and 
vehicles circulate between active pedestrian zones.

Opportunity:

• Tighten standards and policies promoting development that adds to 
urban character, strengthens pedestrian zones, and establishes a denser 
taxable pattern of development.

Issue:

• Marginal Way is a wide street with unlocked economic development.

Opportunity:

• Incentivize taller buildings (minimum four floors) along Marginal Way. 
Marginal Way is wide and taller buildings are appropriate for creating an 
urban scale and maximizing land values. Taller buildings will also require 
more parking, encouraging the development of structured parking.

Issue:

• Marginal Way east of Franklin Street does not reflect the urban design 
and economic development goals of the B7 District.

Opportunity:

• Allow Marginal Way to the east of Franklin Street to remain an incubator 
for different industrial / light manufacturing uses. However, new develop-
ments should address the street in a pedestrian-oriented manner.

Issue:

• Some existing development along Marginal Way does not meet the goals 
and standards of the B7 District.

• Apply existing and new standards consistently in order that site designs 
and building placements reinforce the pedestrian street experience – re-
gardless if existing context is not pedestrian oriented.

Issue:

• Some Marginal way intersections have a suburban or strip mall 
appearance. 

Opportunity:

• Assess the redevelopment potential and zoning standards of certain 
parcels in order to maximize the urban condition at key intersections, im-
prove the pedestrian environment, and better define gateways to down-
town Portland.

Preble and Elm Streets Focus Area 

Issue:
• There are multiple parcels that are currently used for surface parking. 

Opportunity:

• Encourage infill development on these parcels and plan for structured 
parking to absorb the loss of surface parking as well as absorb parking 
demand created by the new development.

Issue:

• Preble Street is a key gateway corridor to downtown, however the exist-
ing placement of buildings and underutilized lots do not maximize the 
potential of the area nor make a transition from regional access to the 
downtown.

Opportunity:

• New development and redevelopment should address the street to cre-
ate a pedestrian-oriented environment and increase land values.. Ensure 
that new development meets the goals of the B7 District.

Issue:

• Elm Street is a key gateway corridor leaving downtown. New develop-
ment and redevelopment should address the street to create a pedes-
trian-oriented environment and increase land values. Ensure that new 
development meets the goals of the B7 District.

Opportunity:

• New development and redevelopment should address the street to cre-
ate a pedestrian-oriented environment and increase land values. Ensure 
that new development meets the goals of the B7 District.

Issue:

• West Bayside includes a concentration of necessary social service agen-
cies. This type of land use is difficult to relocate or disperse. Bayside 
residents feel overburdened by the concentration.

Opportunity:

• Work with the agencies and neighborhood groups to develop a long-term 
plan that best integrates / addresses social issues by studying underlying 
causes, aligning public health and planning policies, and applying best 
management practices for the delivery of services.

Issue:

• There is the need to introduce more mixed-use development and afford-
able housing into the area.

Opportunity:

• Continue to target the DPW site and other parcels for mixed-use urban 
infill. 

Issue:
• The limited availability of housing units is a key concern for Portland.

Opportunity:

• Expand both market rate and affordable housing stock by incentiviz-
ing mixed-use developments while maintaining existing housing stock. 
Incentivize developments with more than ten units to trigger Inclusionary 
Zoning.



PAGE | 34

BAYSIDE TRANSPORTATION MASTER PLAN
SECTION THREE - IDENTIFY ISSUES AND OPPORTUNITIES

Portland and Oxford Streets Focus Area

Issue:

• West Bayside includes a concentration of necessary social service agen-
cies. This type of land use is difficult to relocate or disperse. Bayside 
residents feel overburdened by the concentration.

Opportunity:

• Work with the agencies and neighborhood groups to develop a long-term 
plan that best integrates / solves social issues through redevelopment 
and land use policies.

Issue:

• There is the need to introduce more mixed-use development and afford-
able housing into the area.

Opportunity:

• Continue to target the DPW site and other parcels for mixed-use urban 
infill.

Issue:
• The limited availability of housing units is a key concern for Portland.

Opportunity:

• Expand both market rate and affordable housing stock by incentivizing 
mixed-use developments while maintaining existing housing stock.

• Defined sense of place

Issue:

• West Bayside includes a concentration of necessary social service agen-
cies. This type of land use is difficult to relocate or disperse. Bayside 
residents feel overburdened by the concentration.

Opportunity:

• Work with the agencies and neighborhood groups to develop a long-term 
plan that best integrates / addresses social issues by studying underlying 
causes, aligning public health and planning policies, and applying best 
management practices for the delivery of services.

Issue:

• There is the need to introduce more mixed-use development and afford-
able housing into the area.

Opportunity:

• Continue to target the DPW site and other parcels for mixed-use urban 
infill.

Issue:
• The limited availability of housing units is a key concern for Portland.

Opportunity:

• Expand both market rate and affordable housing stock by incentiviz-
ing mixed-use developments while maintaining existing housing stock. 
Incentivize developments with more than ten units to trigger Inclusionary 
Zoning.

Issue:

• The DPW site serves an important purpose, however the location is more 
ideally suited for mixed-use urban infill.

Opportunity:

• Continue to study the DPW site for mixed-use urban infill. This is City con-
trolled land and can leverage potential public / private partnerships.

Issue:

• Is the current zoning in this area promoting the highest and best use for 
urban lands while meeting the Bayside Vision.

Opportunity:

• Study the possible expansion of the B7 Zone to from Lancaster Street 
south to Cumberland Street.

Issue:
• The limited availability of housing units is a key concern for Portland.

Opportunity:

• Expand both market rate and affordable housing stock by incentivizing 
mixed-use developments while maintaining existing housing stock.

Issue:

• Certain uses on Oxford, such as the moving / warehouse facilities are not 
the highest and best use for an urban setting.

Opportunity:

• Study redeveloping these properties into urban mixed-use sites with an 
increase taxable footprint.

• Is the structured parking at the corner of Chestnut and Oxford maximized 
to serve the neighborhood?

Opportunity:

• Study the redevelopment potential of the structured parking facility at 
Chestnut and Oxford to increase parking capacity as well as create liner 
buildings to promote economic development and better integrate the 
parking garage with the context.

Pearl Street Focus Area 

Issue:
• Sea level rise is an issue for parcels in the more flat areas of Bayside

Opportunity:

• Integrate sea level rise mitigation into all planning efforts and site design 
standards.

Issue:

• Housing is an important land use in this area, particularly south of Oxford 
Street.

Opportunity:

• Maintain and expand both affordable and market rate units through poli-
cy initiatives and financial incentives.

Issue:
• Scrap yards and surface parking are impediments to growth.

Opportunity:
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• Continue to work with landowners and businesses regarding long-term 
plans for the area. Develop area specific master plans to promote mixed-
use economic development.

Lancaster and Kennebec Streets Focus Area

Issue:
• Sea level rise is an issue for parcels in the more flat areas of Bayside. 

Opportunity:

• Integrate sea level rise mitigation into all planning efforts and site design 
standards.

Issue:

• The DPW site serves an important purpose, however the location is more 
ideally suited for mixed-use urban infill.

Opportunity:

• Continue to study redevelopment opportunities for the DPW site. 
Consider expanding the B7 Zone to include the DPW site. Consider poten-
tial public / private partnerships to facilitate appropriate redevelopment.

Issue:

• While the existing street grid creates connectivity, certain parcels in this 
area might be difficult to develop due to street alignments and the result-
ing parcel sizes.

Opportunity:

• Study the development potential and mobility implications of closing 
Kennebec Street between Chestnut and Pearl to allow for more efficient 
urban redevelopment.

Issue:
• Scrap yards and surface parking are impediments to growth.

Opportunity:

• Continue to work with landowners and businesses regarding long-term 
plans for the area. Develop area specific master plans to promote mixed-
use economic development.

Issue:
• The Bayside Trail is not yet maximized for use.

Opportunity:
• Require strong connectivity to Bayside Trail as redevelopment occurs.

Issue:

• The buildings fronting Kennebec Street between Elm and Chestnut are 
currently used for low intensity uses.

Opportunity:

• Study adapting the buildings fronting Kennebec between Elm and 
Chestnut for more intensive urban uses.

East Bayside Focus Area 

Issue:
• Sea level rise is an issue for parcels in the more flat areas of Bayside.

Opportunity:

• Integrate sea level rise mitigation into all planning efforts and site design 
standards.

Issue:

• There are certain Brownfield parcels that are currently used for surface 
parking, which may not be the optimal use for urban lands. 

Opportunity:

• Proceed with the Brownfields Area Wide Planning Study. Work with land-
owners to leverage grants and investments to remediate Brownfields for 
mixed uses, not just surface parking or open space.

Issue:
• The Ilb Zone does not allow for residential or retail uses. 

Opportunity:

• Study if these limitations are helping incubate, rather than restrict new 
uses that are transforming the nature of the area.

Issue:

• Certain densities of residential use such as Franklin Towers are too urban 
for the land area, while residential developments such as Kennedy Park 
are too suburban in form and density.

Opportunity:

• Coordinate master planning efforts of The Portland Housing Authority 
properties to ensure optimum density as well reestablishing the urban 
street grid. The Franklin Street Study, The Bayside Transportation Master 
Plan, and the forthcoming East Bayside Brownfields Area Wide Planning 
Study, should also be coordinated with the long-term goals of the PHA to 
maximize potential of the area. Bayside Anchor is a good precedent for 
urban infill development in this area.

Issue:
• There is a general lack of recreational facilities in Bayside.

Opportunity:
• Maintain the Fox Street recreation field / facilities.

Issue:
• A lack of housing issues is a critical issue for Portland.

Opportunity:

• Maintain and expand both market rate and affordable housing stock, par-
ticularly south of Oxford Street and east of Anderson Street.

• Study the implications of allowing housing in the Industrial District. This is 
the only District in the study area that does not allow housing. The area 
is experiencing changes of use, including pedestrian oriented as well as 
incubator uses. Should housing be allowed on second floor and above if 
industrial uses are allowed on first floor?

Issue:

• East Bayside is a successful incubator for local businesses. This type of 
first-wave organic economic development is often displaced by larger 
development projects and an increase in rents.
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Opportunity:

• Study the market, land use, and policy trends to understand how this 
area is thriving as an incubator zone. Potentially create a new District to 
protect and encourage the dynamic nature of this area.

Issue:

• Many streets in East Bayside are lacking appropriate pedestrian / com-
plete street facilities.

Opportunity:

• Retrofit streets and intersections (such as the current work on Fox and 
Anderson) to create a safe and inviting environment. 

Washington Avenue Focus Area

Issue:

• Washington Avenue provides direct access from I-295 to the down-
town, however it is a mixed-use neighborhood, not a travel corridor 
such as Franklin Street. Some residents have expressed the concern that 
Washington Avenue is treated as an on / off ramp to I-295, impacting 
access to land uses.

Opportunity:

• Washington Avenue is a key gateway neighborhood and street to 
Portland. New development should reinforce the importance of the area 
as pedestrian-oriented and visually diverse.

Issue:

• Balance the need for parking and redevelopment along the Washington 
Avenue corridor, because structured parking will most likely built in this 
focus area.

Opportunity:

• Inventory surface parking lots in the area and identify potential infill op-
portunities. Inventory existing parking needs and the impact of build-out 
scenarios.

Issue:

• A lack of housing issues is a critical issue for Portland.

Opportunity:
• Maintain and expand both market rate and affordable housing stock.

Issue:

• Washington Street is now a destination neighborhood during the day and 
evenings throughout the week.

Opportunity:

• Develop policies to maintain the dynamic mix of uses along Washington 
Avenue while maintaining the capacity of the corridor as a connection 
between I-295 and downtown.

• Continue to encourage redevelopment north along Washington Avenue 
to I-295.

Issue:

• Pedestrian connectivity between East Bayside and Munjoy Hill can be 
improved.

Opportunity:

• Work with Portland Trails and other organizations to improve connectivity 
between Bayside and Munjoy Hill. Continue to make intersection, street, 
and sidewalk improvements to make Washington Street safer for pedes-
trians while improving connectivity between neighborhoods.
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4.0 DESCRIBE FUTURE OBJECTIVE AND  
        PURPOSE AND NEED
Coupled with significant ongoing development from the success of the A New 
Vision for Bayside Plan (2000), and the subsequent various requests by policy 
makers to address the growth of all modes of traffic in the neighborhood, it is 
clear that an updated transportation master plan for the area is needed. There 
are many ongoing studies or questions as to the potential for changes in the 
overall network grid of streets—reconnections to Franklin Street by streets long 
dead ended; a refined Marginal Way Master Plan to support multimodal and 
redevelopment efforts; two−way flow or one−lane configuration assessed for 
Elm Street and Preble Street; and, a continuous, two−way corridor along Oxford 
Street/Portland Street allowing travel from Forest Avenue to Washington 
Avenue. The City continues to view Bayside’s future needs as a top priority. The 
purpose of this study is to consolidate all prior plans into a contiguous master 
transportation plan for the study area. The Purpose and Need for the Bayside 
neighborhood include the following:

Regional Considerations—Although the study area itself generally consists of 
local streets, Forest Avenue, Franklin Street, Marginal Way and Washington 
Avenue provide direct linkages with regional transportation assets, including 
I−295, Routes 1, 22, 302 and 26. More significantly, development in the Bayside 
area has resulted in a number of projects with a regional draw, including Trader 
Joe’s, AAA Northern New England headquarters, Whole Foods, and a 12−story 
Intermed medical office facility. Between recent developments at Unity Village, 
Bayside Village, Pearl Place, and that proposed for Midtown, over 1,000 units of 
housing will likely be added since the first Bayside plan was proposed in 2000. 
This will add even more regional significance to this area, as it will have a signifi-
cant new population base and economic development.

A Balanced Transportation System—One of the primary goals of this effort 
would be to continue the creation of a well−integrated urban street grid, con-
sisting generally of two−way streets providing maximum access to development 
parcels, both existing and anticipated. The current one−way configuration in 
Bayside results in significant amounts of local traffic being routed to certain 
streets and away from others, resulting in an imbalance in flows and creating 
challenges to future development projects. This discontinuous network results 
in challenges for motor vehicle, transit, pedestrian, and bicyclists. A balanced 
transportation system would accommodate the needs of these users, as well as 

the local needs of motorists and commercial delivery services bicyclist access.

Economic Development—Bayside is currently an engine of economic growth, 
with tens of millions of dollars invested in new businesses and housing.  
However, travel and access to this area can be confusing for those not living 
nearby, regardless of mode. In addition, many parcels have access through a 
confusing truncated, or one−way street network, limiting their development 
potential. The outcome of this study might be to have a robust interconnected 
travel system for all users, allowing trips from one use to another to be shorter 
and less confusing than they are now. In addition, it would result in a scale of 
development compatible with the rest of the City as some of the multi−block 
parcels would be broken up by a more grid−like street system.

Transportation and Land Use—A major premise of this effort will be to directly 
connect land use and multimodal transportation access. A successful outcome 
of the project will be to increase the density and access of through streets, as 
well as reducing travel distance where one−way circulation and access restric-
tions are not needed. Potential changes will better serve an area with a myriad 
of development types and services and will add more diversity in the future. 
The deliverables of the project will be to provide concept−level designs of 
streets, interconnections and intersections, as well as major parcel configura-
tions and land use recommendations for remaining open parcels. For one focus 
area (a portion of the Oxford Street/Portland Street segments), a Preliminary 
Design Report−level of detail will be prepared. The final product will also be 
informed by the Somerset Street Reconnection and Franklin Street Feasibility 
Phase II studies. While much of Bayside is evolving from a largely post−industri-
al past, areas adjacent to active urban centers will strive to create harmony with 
these existing facilities.

Environment and Energy—A comprehensive transportation plan for the Bayside 
area will allow for the continuation of transit−supportive mixed-use urban de-
velopment, encouraging walking and biking, and reducing the tendency toward 
sprawl in more rural and suburban areas. Reconnecting the grid of streets and 
converting one-way streets to two-way streets wherever feasible will increase 
the location efficiency of Bayside, decreasing energy consumption and pollution 
by streamlining trips.

Complete Streets—A significant part of this work will be to examine the prima-
ry streets in Bayside to determine how they can be made into more Complete 
Streets—that is, to better serve all users of all ages, modes and abilities. This 

is in keeping with the City’s transportation policies, and soon, its updated 
Technical Manual and Design Manual. Where feasible, the potential for bet-
ter access of all types should be evaluated. An important aspect of Complete 
Streets is that they are designed to support the existing and future land use 
context. A key goal of this planning effort is to integrate land use and mobility in 
a seamless manner to achieve the desired function and character of each street 
and neighborhood within Bayside.

Street Elevations/Evacuation Routes—As part of the upcoming Somerset 
Street and Franklin Street projects, as well as ongoing development work and 
the City’s commitment to addressing the impacts of climate change, the study 
will consider potential needs and issues associated with street elevations, 
particularly in the area bounded by Fox Street, Anderson Street, Marginal Way, 
Forest Avenue, and Lancaster Streets. As part of this work, discussion on revised 
evacuation routes may be considered as well. It should be noted that geotech-
nical explorations will soon begin on Somerset Street, and some will likely occur 
on Franklin Street, therefore, the study may benefit from additional detailed 
information.

Carrying Capacity/Development Potential—Since the original Bayside Plan, 
several hundred thousand square feet of development has occurred in this 
area, ranging from medical office, to student housing, to grocery and other re-
tail uses. While the scale of development has been and continues to be signifi-
cant, the type of development is trending more toward housing and less toward 
office uses than was expected in the original plans. This has resulted in different 
travel patterns and mode−shares than originally anticipated. Given the types of 
development now being proposed for the area, it is likely that this change will 
continue, which in turn will inform all aspects of the street system including 
street width, parking and intersection design.

The Project Purpose and Need was specifically defined as follows:

The Bayside Transportation Master Plan will build on previous 
studies, recent and anticipated growth, and adopted zoning and 
standards, integrating mobility, transit, complete streets, and urban 
design, creating a strategic framework for neighborhood revitalization 
and leveraged investments.
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5.0  ALTERNATIVE DEVELOPMENT AND  
        RECOMMENDATIONS
5.1 Marginal Way Focus Area

-

-

-

-

-

 

Figure 5-1: Marginal Way Focus Areas
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Table 5-1

Marginal Way
Figures 5-2 5-3 5-4

Goals Met/How

Yes

- Yes
-

Yes

 

Table 5-1

 

Figure 5-2

 

Figure 5-3: Marginal Way AAA-Auto 
Looking West
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Figure 5-4
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-

Figure 5-5 

 

-

-

Figure 5-5: Marginal Way / Franklin Street
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Figure 5-6 illustrates the 

 

Figure 5-6: Marginal Way/Chestnut Street Intersection
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Figure 5-7

 

Figure 5-7: Marginal Way/Preble Street/Elm Street Intersection
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Figure 5-8

-

 

Figure 5-8: Marginal Way/Forest Avenue/Kennebec Street Intersection
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5.1.3 Traffic Modeling

Figure 5-9

Table 5-2

A:

C: -

D: -

-

-

Scenario
PM Peak Hour 

LOS
PM Peak Hour               

Delay Sec

C 22.6

C 31.0

C 30.6

D 
38.0

 

Table 5-2: Forest Ave/Marginal Way/Kennebec St. Level of Service Summary. 

 

Figure 5-9: 2035 Peak Hour Traffic Volumes (Source: TYLI/City of Portland)

AM PEAK
PM PEAK
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Franklin Street/Marginal Way

Table 5-3

A:

C:

D:

-

-

Scenario PM Peak 
Hour - LOS

PM Peak 
Hour -     

Delay Sec

E 64.8

F 96.2

D 49.4

D 49.7

Table 
5-4

A:

-

Scenario AM Peak 
Hour - LOS

AM Peak 
Hour -  

Delay Sec

PM Peak 
Hour - LOS

PM Peak 
Hour - 

Delay Sec

C 29.0 D 44.7

19.9 D 46.3

Marginal Way

Figures 5-2 to 5-4

-

-

 

Table 5-4: Marginal Way/Elm Street/Preble Street. Level of Service Summary.

 

Table 5-3: Franklin Street/Marginal Way/Level of Service Summary.
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5.1.5 – Transit
-

Figure 5-10

-

5.1.6 – Land-Use 

-

-

 

Figure 5-10: Recommended Stop Relocations along Marginal Way
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-

-

-

-

Pros Cons
Cost

-

 

Pedestrian

Parking
Transit

Transit

Cost

Pedestrian

Parking
Cost

Pedestrian

points
Parking
Transit

Transit

 

Table 5-5: Preble/Elm Streets/Alternative Pros/Cons Comparison
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-

Table 
5-6 

Figure 5-11

Figure 5-12a

Figure 5-12b

Figures 5-13 through 5-15

Goals Met/How

Yes

Yes

No 

Yes

 

Table 5-6: How Preble/Elm Streets Modifications Meet Project Goals

 

Figure 5-11: One-way Preble Street at Resource Center - South 
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Figure 5-12a: Long-Term Recommendation. One-way Elm Street Near Lancaster Street - North
 

Figure 5-12b: Short -Term Recommendations. One-way Elm Street Near Lancaster Street - North
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Figure 5-13: Section 1 of 3 – Preble and Elm Street - Long Term
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Figure 5-14: Section 2 of 3 – Preble and Elm Street - Long Term
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Figure 5-15: Section 3 of 3 – Preble and Elm Street - Long Term

IMPLEMENTATION 

THE FUTURE
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Tables 5-7 5-8 

LANCASTER 
STREET - LOS

LANCASTER 
STREET - 

Delay Secs

OXFORD 
STREET - LOS

OXFORD 
STREET - 

Delay Secs

PORTLAND 
STREET - LOS

PORTLAND 
STREET - 

Delay Secs AVENUE - LOS AVENUE - 
Delay Secs

CONGRESS 
STREET 

- LOS

CONGRESS 
STREET - 

Delay Secs

 

INTERSECTION OF ELM STREET AND:

LANCASTER 
STREET - LOS

LANCASTER 
STREET -       

Delay Secs

OXFORD STREET 
- LOS

OXFORD STREET- 
Delay Secs AVENUE - LOS AVENUE -   

Delay Secs

CONGRESS 
STREET - LOS

CONGRESS 
STREET -       

Delay Secs

 

Figures 5-13, 14, 15 -

 

Table 5-7: Preble Street Intersection Level of Service Summary

 

Table 5-8: Elm Street Intersection Level of Service Summary
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5.2.5 – Transit

Figure 5-16

As Figure 5-16 -

-

Figure 5-17

Figure 
5-18.

-

Figure 5-19.

 

Figure 5-16: Relocation of Preble Street Extension stops closer to Marginal Way

 

Figure 5-17: 
A  curb extension on Route 39/Centre Street in Boston improves bus operations 
and provides additional space for amenities on a street with narrow sidewalks. This 
application could be used on Preble Street near Cumberland Avenue.

 

Figure 5-18: Relocation and removal of bus stops on Preble Street
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5.2.6 – Land-Use 

-

-
-

 

Figure 5-19: Multiple uses and functions along Elm Street at METRO Pulse, including a large parking garage, which impacts traffic circulation.
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5.3 Portland and Oxford Streets Focus Area

Table 5-9
-

Pros Cons

Tw
o-

W
ay

  

-

Figure 5-20

-
Figure 5-21

Figures 5-22 5-23 5-24

Figure 5-21

Table 5-10

Goals Met/How

Yes

No

Yes

Yes

 

Table 5-9: Oxford Street Alternative Pros/Cons Comparison

 

Table 5-10: How Portland and Oxford Streets Modifications Meet Project Goals
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Figure 5-20: Portland Street at DPW Building

 

Figure 5-21: Oxford Street Two-way Concept: Elm Street to Alder Street
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Figure 5-22: Portland Street/Forest Avenue/Park Avenue Modification

RELOCATED BUS STOP

PARK AVENUE
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Figure 5-23: Oxford Street Two-way Plan 1 of 2: Phase1, Elm Street to Alder Street

Retained parking

Potential new/relocated parking

Potential loss of parking 
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Figure 5-24: Oxford Street Two-Way Plan 2 of 2: Pilot/Test Configuration, Elm Street to Pearl Street

Retained parking

Potential new/relocated parking

Potential loss of parking 
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Scenario

 

D 

Portland Street

Figure 5-22, 23, and 24

Oxford Street

5.3.5 – Transit

Figure 5-26

Figure 5-27

 

Table 5-11: Portland and Oxford Streets Intersection Level of Service Summary

 

Figure 5-25: Portland Street/Forest Avenue/Park Avenue 2035 Peak Hour Traffic 

 

Figure 5-26: Bus turning radius for EZ Ride shuttle service in Cambridge, MA
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in Figure 5-28

in Figure 5-29

-

5.3.6 – Land-Use 
-

Figure 5-27: Relocation of Portand St and Forest Ave stop in between Post Office driveways

 

Figure 5-28: Proposed intersection design for Portland St and Forest Ave Figure 5-29: Bus stop relocation and consolidation on Park Ave and Forest Ave
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5.4 Pearl Street Focus Area

-
Figure 5-30

-

-

Table 5-12

Goals Met/How

 

Assess Complete Streets Yes

- Yes

-

-

Pearl Street

Figure 5-30

-

-

5.4.4 – Transit

5.4.5 – Land-Use 
-

Lancaster Street

Table 5-12 -

See Figure 5-31

 

Table 5-12: How Pearl Street Modifications meet Project Goals

 

Figure 5-30: Pearl St between Somerset St and Oxford St
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Figure 5-32

Goals Met/How

Yes

Yes
-

Yes

Yes -

 

Table 5-13: How Lancaster Street Modifications meet Project Goals

 

Figure 5-31: Lancaster Street East Elm Street - Looking East
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Figure 5-32: Lancaster Street (Hanover Street to Preble Street)
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-

Figure 5-33 -
Table 5-14

Goals Met/How

 

Yes

 

Table 5-14: How Kennebec Street Modifications meet Project Goals

Lancaster Street

Fi

 

Figure 5-33: Kennebec Street East of Chestnut Street - Looking East



PAGE | 68

BAYSIDE TRANSPORTATION MASTER PLAN
SECTION FIVE – ALTERNATIVE DEVELOPMENT AND RECOMMENDATIONS

5.5.3 – Transit

5.5.4 – Land-Use 
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Fox Street

-

See Figure 34
-

See Figure 35

Figures 36 and 37

-

Goals Met/How

 

Create Complete Streets on key Yes

Yes

 

Table 5-15: How East Bayside Improvements meet Project Goals

 

Figure 5-34: Fox Street at Fox Field - Looking East
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Figure 5-35: Fox Street East of Anderson Street - Looking East
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Figure 5-36: Cove Street at Independent Electrical - Looking South
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Figure 5-37: Diamond Street at Fastenal - Looking South
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Fox Street

-

Figures 5-38 5-39

-

5.6.3 – Transit

5.6.4 – Land-Use 
-

- 

Figure 5-38: Fox Street before driveway improvements

 

Figure 5-39: Fox Street after driveway improvements
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Figure 
5-40

See Figure 5-41

Figure 5-42

Goals Met/How

 

Create Complete Streets on key 
-

Yes

 

Table 5-16: How Washington Avenue Modifications meet Project Goals

 

Figure 5-40: Washington Avenue between Fox Street/Walnut Street and Cumberland Avenue
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Figure 5-41: Washington Avenue/Fox Street/Walnut Street.  Source: Planning and Urban Development

.
.

.
.

.
.

.
.

.
.

.

.

.
.

.

.
.

Washington Avenue Road Rebuild and Intersection Projects
PACTS 2019 TIP Applications, City of Portland, Maine

7 11
Otto
Pizza

3 Buoys

Big Apple

East End
Childrens’ Workshop

Road Rebuild:
Road reconstruction
Realign roadway
ADA compliant curb ramps
Widened brick sidewalks
Streetscape/Street trees
Access management
Bus shelter
Lighting

Intersection Project:
Replace traffic signal equipment
Signal inter connect/coordination
New signal detection Otto

Pizza

Replace signal system

Replace signal system

City of Portland, Planning & Urban Development Dept.
May 2016

 

Figure 5-42: Washington Avenue/Cumberland Street Intersection. Source: Planning and Urban Development
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-

-

5.7.4 – Transit

-

5.7.5 – Land-Use 

-

-
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5.8.1 Sidewalks

-

-
-

-

-

-
-

Edges

-

Entrances

-

Architectural details

-

-

-

-
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-

Figure 5-43



PAGE | 79

BAYSIDE TRANSPORTATION MASTER PLAN
SECTION FIVE – ALTERNATIVE DEVELOPMENT AND RECOMMENDATIONS

 

Figure 5-43: Public Space Opportunities
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1. -

2. 

3. 

Figure 5-46 -

 

Figure 5-44: Proposed Alternative Bus Stop Relocations and Eliminations on Route 8
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1. 

2. Preble Extension as Transit Priority Corridor -

seen in Figure 5-45

-

-
-
-

5.9.3 Park and Ride

-
-

5.9.4 Design Guidelines

Accessibility

 

Figure 5-45: Proposed routing alternatives for Route 2 and Route 4 on Portland Street, Preble Street, and Elm Street
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Figure 5-46: Short-term transit recommendations for stop relocations

 

Figure 5-47: Existing bus stop in Bayside to the left and bus stop with proper signage 
and amenities in Boston to the right

 

Figure 5-48: Example of cycle track behind a bus stop from MassDOT Separated Lane 
Planning and Design Guide 
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Figure 5-47

Figure 5-48

-

Figure 5-46,

-

-

-

-

-

¹

 

1   http://www.gpo.gov/fdsys/pkg/FR-2011-08-19/pdf/2011-21273.pdf 
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6.0 PUBLIC OUTREACH PROCESS
6.1 Approach

processes:

AGENDA

• 
• 
• 
• 

• 
• 

FLYER

 

Figure 6-1: Help Fulfill Bayside Vision 
Public Workshop Flyer – September 15, 
2015
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AGENDA

• 
• 
• 
• 

• 
• 

comments are at 

 

Figure 6-3: Got Opinions on Getting 
Around Bayside Flyer – October 31, 2015

PLACEHOLDER

FLYER

 

Figure 6-4: FINAL WORKSHOP! Flyer – 
December 10, 2015

 

Figure 6-2: See New Transportation Ideas 
for Bayside Flyer – October 29, 2015

 

 PLACEHOLDER

FLYER

Fi 6 4 FINALWORKSHOP! Fl
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AGENDA

• 
• 
• 
• 

• 
• 
• 
• 
• 
• 
• 
• 
• 
• 

• 
• 

  –  : 

ings during the study process:

PLACEHOLDER

FLYER

 

Figure 6-5: PortlandStudies Transportation Website




