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LEGAL ADVERTISEMENT
PORTLAND PLANNING BOARD MEETING

The Portland Planning Board will hold a meeting on Tuesday, July 14, 2015, Council Chambers, 2nd Floor, 
City Hall, 389 Congress Street.  Public comments will be taken at this meeting.

Workshop – 4:30 p.m.

i. Level III Site Plan and Subdivision; 17 Carleton Street; Avesta Housing, Applicant.  (4:30 – 5:30 
p.m. estimated time) The Board will hold a workshop on a 37 unit affordable housing project with a 
total floor area of 26,375 sq. ft. and a building footprint of 5,495 sq. ft.  The bedroom mix is for 9 
efficiency, 26 one-bedroom and 2 two-bedroom units.  A total of 31 parking spaces are proposed for 
this project.

iii. Level III Site Plan and Subdivision; 605 Stevens Avenue; Motherhouse Associates, LP, Applicant.
( 5:30- 6:30 estimated time)  The Board will hold a workshop on the proposed rehabilitation of the 
former St. Joseph’s Convent into 88 units of senior housing, with 66 affordable units and 22 market 
rate units. The overall property includes 18.98 acres and the proposal includes subdividing the 
McAuley campus into four lots. Seventy-three (73) parking spaces with 9 handicap spaces are 
proposed on Lot 3 (4.39 acre lot) for the Motherhouse Senior Housing. 

Public Hearing – 7:00 p.m.

i. Level III Site Plan and Conditional Use; 20 Marginal Way; Bangor Savings Bank, Applicant.
(7:00 – 8:00 p.m. estimated time)  The Board will hold a public hearing on a proposed bank and 
office building at 20 Marginal Way.  The new 3 story building has a footprint of 2,706 sq. ft. and a 
total floor area of 2,100 sq. ft.  The proposed bank includes a proposal for a double lane drive-
through, which is a conditional use in the B-7 zone.

ii. Level III Site Plan and Conditional Use; 1342 Congress Street; Jewish Community Alliance of 
Southern Maine, Applicant.  ( 8:00 -9:00 p.m. estimated time)  The Board will hold a public hearing 
on a proposal by the applicant to construct a neighborhood center at 1342 Congress Street, which is a
conditional use (place of assembly) in the R-5 zone.  The 91,146 sq. ft. lot is located in the R-5 zone 
on the site of the former St. Patrick’s Church.  The proposal is to demolish the existing building and 
construct a 19,146 sq. ft. building for a neighborhood center with a portion of the building used for a 
pre-school/day care center.  

iii. Level III Site Plan and Subdivision; 72 Bishop Street; AVESTA 72 Bishop Street, LP, Applicant
(9:00-10:00 p.m. estimated time)  The Board will hold a public hearing on a proposal by the 
applicant to construct a 21,274 sq. ft. building at 72 Bishop Street.  Thirty (30) efficiency units are 
proposed for homeless individuals under the “housing first” approach, which will include support 
services for the residents.  The lot has 52,383 sq. ft. with 50 feet of frontage along Bishop Street.  
Site improvements include 12 vehicle parking spaces and 12 bicycle spaces.

STUART O’BRIEN, CHAIR - PORTLAND PLANNING BOARD
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AGENDA
 PORTLAND PLANNING BOARD MEETING

The Portland Planning Board will hold a meeting on Tuesday, July 14, 2015, Council Chambers, 2nd Floor, City Hall,
389 Congress Street.  Public comments will be taken at this meeting.

WORKSHOP – 4:30 p.m.

i. Level III Site Plan and Subdivision; 17 Carleton Street; Avesta Housing, Applicant.  (4:30 – 5:30 p.m. 
estimated time) The Board will hold a workshop on a 37 unit affordable housing project with a total 
floor area of 26,375 sq. ft. and a building footprint of 5,495 sq. ft.  The bedroom mix is for 9 efficiency, 
26 one-bedroom and 2 two-bedroom units.  A total of 31 parking spaces are proposed for this project.

iii. Level III Site Plan and Subdivision; 605 Stevens Avenue; Motherhouse Associates, LP,  and Sea Coast 
at Baxter Woods Associates, LLC, Applicants.  ( 5:30- 6:30 estimated time)  The Board will hold a 
workshop on the proposed rehabilitation of the former St. Joseph’s Convent into 88 units of senior 
housing, with 66 affordable units and 22 market rate units. The overall property includes 18.98 acres and
the proposal includes subdividing the McAuley campus into four lots. Seventy-three (73) parking spaces
with 9 handicap spaces are proposed on Lot 3 (4.39 acre lot) for the Motherhouse Senior Housing.  

PUBLIC HEARING – 7:00 p.m.

1. ROLL CALL AND DECLARATION OF QUORUM
2. COMMUNICATIONS AND REPORTS
3. REPORT OF ATTENDANCE AT THE FOLLOWING MEETINGS:

June 9th, 2015:
Workshop:  O’Brien, Boepple, Eaton, Hall (4:50 p.m.), Morrissette, and Soley present; Dundon absent.
Public Hearing:  O’Brien, Boepple, Eaton, Hall, Morrissette and Soley present; Dundon absent.
June 23, 2015:
Workshop Only:

4. REPORT OF DECISIONS AT THE FOLLOWING MEETINGS:

June 9th, 2015:

i. 802 Ocean Avenue; Zoning Map Amendment; Portland Retirement Residence; OBO Hawthorn 
Development, LLC., Applicant.  Boepple moved and Morrissette seconded a motion to find the 
proposed R-5A text amendments consistent with the comprehensive plan and recommend 
adoption of the amendments to the City Council. Vote: 6-0, Dundon absent.  Boepple moved and
Morrissette seconded a motion to find the proposed R-5A and ROS  map amendments consistent 
with the comprehensive plan and on the assumption the easement is escrowed prior to Council 
action recommend adoption of the amendments to the City Council. Vote: 6-0, Dundon absent.  



Boepple moved and Morrissette seconded a motion to recommend to Council that Conditional 
rezoning agreement C-34 be rescinded.  Vote: 6-0, Dundon absent.

ii. 138 Kennebec Street; Level III Site Plan; Bo Po, LLC., Applicant.  Boepple moved and 
Morrissette seconded a motion to waive the street tree requirement for five trees subject to a 
financial contribution proportionate to the cost. Vote: 6-0, Dundon absent.  Boepple moved and 
Morrissette seconded a motion to waive the requirement for a permanent parking lot to allow a 
temporary lot with a condition that the final parking lot plan be submitted by Feb. 1, 2016 or 
until the Somerset Plans are finalized and a performance guarantee is provided to cover the cost 
of permanent improvements. Vote: 6-0, Dundon absent.  Boepple moved and Morrissette 
seconded a motion to temporarily waive the street lighting requirement along Kennebec Street 
until the final site plans for the permanent parking lot are submitted. Vote: 6-0, Dundon absent.  
Boepple moved and Morrissette seconded a motion to waive the landscape buffer requirements 
for a parking lot subject to a condition that the landscaping be included in the performance 
guarantee.  Vote: 6-0, Dundon absent.  Boepple moved and Morrissette seconded a motion to 
approve the Traffic Movement Permit subject to two conditions of approval. Vote: 6-0, Dundon 
absent.  Boepple moved and Morrissette seconded a motion to approve the site plan with 15 
conditions of approval. Vote: 6-0, Dundon absent.

June 23, 2015:
This meeting was a workshop only – There were no public hearing items to report on.

5. NEW BUSINESS

i. Level III Site Plan and Conditional Use; 20 Marginal Way; Bangor Savings Bank, Applicant.
(7:00 – 8:00 p.m. estimated time)  The Board will hold a public hearing on a proposed bank and 
office building at 20 Marginal Way.  The new 3 story building has a footprint of 2,706 sq. ft. and
a total floor area of 2,100 sq. ft.  The proposed bank includes a proposal for a double lane drive-
through, which is a conditional use in the B-7 zone.

ii. Level III Site Plan and Conditional Use; 1342 Congress Street; Jewish Community Alliance of 
Southern Maine, Applicant.  (8:00 -9:00 p.m. estimated time)  The Board will hold a public 
hearing on a proposal by the applicant to construct a neighborhood center at 1342 Congress 
Street, which is a conditional use (place of assembly) in the R-5 zone.  The 91,146 sq. ft. lot is 
located in the R-5 zone on the site of the former St. Patrick’s Church.  The proposal is to 
demolish the existing building and construct a 19,146 sq. ft. building for a neighborhood center 
with a portion of the building used for a pre-school/day care center.  

iii. Level III Site Plan and Subdivision; 72 Bishop Street; AVESTA 72 Bishop Street, LP, Applicant
(9:00-10:00 p.m. estimated time)  The Board will hold a public hearing on a proposal by the 
applicant to construct a 21,274 sq. ft. building at 72 Bishop Street.  Thirty (30) efficiency units 
are proposed for homeless individuals under the “housing first” approach, which will include 
support services for the residents.  The lot has 52,383 sq. ft. with 50 feet of frontage along 
Bishop Street.  Site improvements include 12 vehicle parking spaces and 12 bicycle spaces.

 
STUART O’BRIEN, CHAIR - PORTLAND PLANNING BOARD



Memorandum
Planning and Urban Development Department
Planning Division

To: Stuart O’Brien, Chair, and Members of the Portland Planning Board

From:     Shukria Wiar, Planner

Date: July 10, 2015

Re: 17 Carleton Street, Avesta Housing Development

Project #: 2015-078  CBL:  055 A004001

Meeting Date:  July 14, 2015

I. INTRODUCTION
Avesta Housing Development has submitted a Level III application for site plan and subdivision review for their 
property at 17 Carleton Street. The property is situated on Carleton Street and backs up to an alley passageway to 
West Street.  The proposal is to construct a new building with thirty-seven (37) affordable housing units with a 
surface parking lot with 
thirty-one (31) spaces.   
The new building will 
be four stories along 
Carleton Street with the 
surface parking lot at 
the rear of the property. 

The site is currently a 
surface parking lot that 
consists of 25, 247 
square feet.  The 
property is located in 
the Residential R-6 
zone and is in the West 
End Historic District.  
The project is being 
reviewed by the 
Historic Preservation 
Board for the design of 
the building and 
compatibility with the 
neighborhood.  This proposal is being reviewed as a final plan and subject to the Site Plan and Subdivision 
Ordinance of the Land Use Code.

Applicant Name Avesta Housing Development Corporation
Consultants
Agent Representative Thomas Greer of Pinkham and Greer
Engineer Thomas Greer of Pinkham and Greer
Surveyor Owen Haskell, Inc.
Architect David Lloyd, Archetype Architects

Figure 1: 17 Carleton Street 
Site 
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II. PROJECT REVIEW
Review Applicable Standards
Site Plan 14-526
Subdivision 14-491

REQUESTS FOR WAIVERS (staff evaluation within review under standards)
Waiver Request Applicable Standard
Street tree Requirement – Sec. 14-526 2.b.iii. a
The street tree requirement is one tree per unit for a 
total of 32 trees.  

Sec. 14-526 2.b.iii (b) Waiver. Where the applicant 
can demonstrate that site constraints prevent the 
planting of required street trees in the City right of 
way, the Reviewing Authority may permit the 
planting of street trees in the front yard, within ten 
feet of the property line.   Existing preserved 
healthy trees that are six (6) inches or more in 
caliper and are on the site within ten (10) feet of the
property line may be counted towards this 
requirement.  If planting street trees is neither 
feasible in the City right of way nor within the site, 
the applicant shall contribute to the City of Portland
Tree Fund an amount proportionate to the cost of 
required street trees.

III. PROJECT DATA
Existing Zoning R-6
Tax Map CBL:  055 A004001
Existing Use Surface Parking Lot
Proposed Use Rental Housing
Parcel Size 25, 247 SF
Number of Affordable Units 37 units

Existing Proposed
Residential Data None 37 dwelling units
Building Footprint Zero 5,495 SF
Building Floor Area Zero 26,375 SF
Building Height Zero 43 feet
Impervious Surface Area 19,245 19,210
Parking Spaces 58 3, of which 7 are handicapped
Bicycle Parking Spaces 0 20
Estimated Cost of Project $6.5 Million
Uses in Vicinity The site is surrounding by Multifamily buildings that are either owner-

occupied or being rented.

IV. EXISTING CONDITIONS/ BACKGROUND
a. Background

77 Pine Street and 17 Carleton Street- Butler School and the Parking Lot
The parcel at 17 Carleton Street was originally part of the Butler School property; it was the playground for the School.  
 The Planning Report, dated 01.31.1975 (Attachment 3), to the Board of Appeals gives background of the Butler School 
and the site at 17 Carleton Street:

Late in 1973, the City advertised for the disposition of the Butler School.  Later, the Butler School Playground 
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was included in the disposition description for both properties to be disposed of as a package.  After numerous 
meetings, Council voted to sell both properties to Community Development Services, Inc. (CDS) for reuse as 
rehabilitated housing and associated parking, with the understanding that CDS would have to obtain a permit 
from the Board of Appeals. 

The first site plan that City staff found on record for the property was submitted on January 20, 1975 to the Department 
of Public Services to convert this parcel from a playground to a parking lot.  In the same year, on February 12, the 
Board of Appeals granted an appeal to the premises at 17 Carleton Street as an off-street parking lot for 64 passenger 
cars subject to two conditions.   It appears very likely that this appeal has expired since a similar proposal was submitted
again for thirty-four (34) parking spaces (at 13-23 Carleton Street) and 15 parking spaces (rear 13-23 Carleton Street) 
for a total of forty-nine (49) spaces.  On November 10, 1976, the Board of Appeals granted appeals to the owner/ 
developer for both the Space and Bulk and for the lot size per dwelling unit requirement and the required off-street 
parking variances.  The Zoning Ordinance at that time required one off-street parking space per unit, totaling thirty-nine 
parking spaces for the development.  The appeal granted that no required off-street parking had to be provided on the 
property and the density standard could be reduced.   At this same meeting, the Board granted conditional uses for the 
property at 17 Carleton Street (stated as 13-23 Carleton Street and rear 13-23 Carleton Street) to be converted for a total 
of forty-nine (49) space parking lot (34 spaces for 13-23 Carleton Street and 15 for rear 13-23 Carleton Street).  The 
previously referenced 1975 Planning Report stated the following regarding parking in the surrounding neighborhood:

Parking is a problem on the peninsula.  For the residential areas in the City, parking is most acute in the West 
End.  While the uncontrolled proliferation of parking lots in residential areas can have a blighting effect, off-
street parking is a necessity and can be an asset if done well. 

The Butler School and the property at 17 Carleton Street were both developed in 1976 and 1977 for thirty-nine (39) 
residential units.  

Jennifer Thompson, Associate Corporation Counsel reviewed the deed from when the City sold the Butler School and 
surrounding parcels.   The deed contained covenants and specifically required the development of the former 
playground into a parking lot.   There are also restrictions on the use of the property which states the use expired after a 
period of fifteen (15) years. Below are the excerpts from the deed; see Attachment 18 for the full description of the deed.

By the acceptance of this deed, Grantee covenants and agrees that:
1.  It shall within one year from the date of this deed rehabilitate the building to accommodate twelve to thirteen 
dwelling units and incidental school uses, all work to be performed in compliance with the provisions of the 
Municipal Code and in accordance with architectural plans approved by the Planning Board and the City 
Council before work is undertaken.  In performing said work, the present architectural features of the building 
and its relationship with adjoin properties shall be preserved. 
…

3.  In developing the playground area for parking purposes, all work shall be performed in compliance with the 
provisions of the Municipal Code and subject to the approval of the Planning Board.  All significant trees within
said area shall be retained and maintained. 
….
6.  Grantee shall not during said periods of 15 years, without Council approval, mortgage or otherwise 
encumber said premises, or any part thereof, except that necessary for the initial rehabilitation work, which 
mortgage or encumbrance shall remain the obligations of Grantee, its successors and assigns.   

7.  Grantee shall not develop the premises herein conveyed for any purposed other than set forth above without 
the prior written approval of the City Council within a period of 15 years form the date of this deed. 

Below are Ms. Thompson’s comments:
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So, given that there does not appear to me to be any surviving limitation in the deeds to the properties on 
the ability to sell or develop them separately, it appears that if there is any requirement that 
the "playground/parking lot" lot provide parking to the Butler School or any other property, that 

requirement will need to be found in an approval by some City administrative body.
 

After a somewhat summary review, it appears to me that the review and approval of the Butler School lot 
and the parking lot in connection with this sale were done separately.  Namely, there was a:

 

1.  Space and bulk/change of use variance granted with respect to the Butler School that, according to the
agenda, allowed its use to be changed from a school to an apartment house with 39 units despite the fact 

that it didn't meet the lot coverage requirements.  The agenda also indicates that the requirement that 39 

parking spaces be provided was also waived.  I have not seen a written decision reflecting that approval - 

and so cannot determine whether the waiver of the parking was conditioned on those parking spaces 
being provided elsewhere or was simply waived without condition.  If there was no condition on that 

approval, then obviously the Butler School will continue to be a lawful use under that approval despite 
the lack of parking.  If there was a condition that required the Butler School to provide off-street parking, 

its failure to provide the parking would likely render it a nonconforming use.  However, in the absence of 

some covenant or condition that is binding on the Carleton Street lot and prevents the proposed 
development of that lot, I'm not sure that the legality of the Butler Street's use under its prior change of 
use variance is a matter that can or should be resolved by the Planning Board in connection with its 
review of a different property.
 

2.  Conditional Use Approval was granted with respect to the Carleton Street (playground/parking lot lot)
that allowed that lot to be used as a parking lot.  Again, I have not seen a written decision on that 

approval and so cannot determine whether the approval was conditioned on the lot providing spots to 
certain properties.  Even if this approval was so conditioned, however, I think that condition would only 

continue to apply to the parking lot use.  If the use of the lot is changed, such that the conditional use 

approval is no longer necessary, it seems to me that that approval would no longer have any effect.

On July 8, 2015, the Planning Division and Corporation Counsel received a letter from Avesta Housing’s attorney, 
Maurice Selinger of Curtis Thaxter.  In the letter it is stated the following, refer to Attachment 20 for the full letter:

In sum, I see nothing in these materials saying affirmatively that the Carleton Street lot must be available to 
tenants at the old Butler School for parking.   The public record is clear that the existing approvals for the 
former Butler School do not require off street parking on the Carlton Street lot or anywhere else.

If you are in possession of official City records that suggest otherwise, I would appreciate the opportunity to 
review them.

 Ms.  Thompson is on vacation for the week of July 6, 2015 and will review the letter upon her return.

20 West Street - 20 West Street Condos
The property at 20 West Street was granted two appeals to convert the building from a warehouse to residential 
dwelling units in 1980.  The Board of Appeals granted on August 11, 1980, to convert the space to ten (10) dwelling 
units with the requirement that there are ten off-street parking spaces within 300 feet of the site.  The second appeal was 
granted in October 30, 1980 to convert the rest of the building to an additional nine dwelling units with the requirement 
that there are nine off-street parking spaces within 300 feet for a total of nineteen (19) dwelling units and off-street 
parking spaces.  After researching the microfiche for this specific site, there were three lease agreements submitted at 
the time.  There was an agreement between the owner at the time and Pine Street Garage, at 72 Pine Street, for ten 
parking spaces.  This garage has since been converted to condominiums.  The second lease was with State Street 
Management Company for then spaces.  The third was a lease with Butler Payson for seven spaces with a provision for 
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additional twelve spaces for a total of nineteen (19) spaces.  It has been determined the State Street Management 
Company managed Butler School and the parking lot at 17 Carleton Street.

Even though parking was leased at these locations, it was not the responsibility of the lessor to continue to provide these 
spaces.  The Board of Appeals’ requirement was that these spaces be located within 300 feet of the site and not tied to a 
specific property.

30 West Street -
There was a building permit, dated September 3, 1924 for 30 West Street that converted the building from hotel to 
apartments.  Considering this building permit was issued in 1924, it is highly unlikely there would have been any 
parking requirements for this change of use. .  This residential building pre-dated the development of the parking lot at 
Carleton Street. 

A detailed chronological history of the City’s Board decisions and findings found on microfiche is included in the chart 
below.  Planning Staff did not find any decisions, whether administrative or issued by a City Board, requiring the 
parking lot at 17 Carleton Street to provide parking to the Butler School or any other property. 

Chronology of the Properties at 77 Pine Street,
17 Carleton Street, and 20 West Street

January 17, 
1975

Application for Certificate of Occupancy for the Use of Premises was submitted to the Inspection Division to allow the 
use of the property at 17 Carleton (13-23 Carleton Street) to be used as a parking lot for 64 spaces.   The present use 
of the property is listed as playground. The application includes the question:  “Proposed use to be accessory to a 
building or other use on this lot?” The applicant answers Yes.  Then application form also asks: “If so, what is use of 
building or other use?” and the applicant answers Apartments.

Owner is Community Development Services, Inc. (CDS)                                                                                                Attachment 1

January 20, 
1975

Department of Public Works (now Public Services) received a site plan for 17 Carleton Street property to convert the 
playground to 64-space parking lot with conditions.
                                                                                                                                                                                                          Attachment 2

January 31, 
1975

Planning Report from the Portland Planning Department to the Board of Appeals.                                             Attachment 3

February 12, 
1975

Based on the Finding of Facts, the Board of Appeals granted the appeal to CDS, Inc. to use the premises at 13-23 
Carleton Street (17 Carleton Street) as an off-street parking lot for 64 passenger cars, subject to the following 
conditions: (1) Installation of light screening on fence (2) Planning Staff will work with Mr. Kinney and other abutters 
and the developer to provide fencing as needed as well as additional lighting is such is found necessary. 

This may have expired since the project was granted appeal again on November 10, 1976, see below.   Currently 
appeals granted have an expiration date of six months.

 Attachment 4

October 22, 
1976

Applications  for Certificate of Occupancy for the Use of Premises was submitted to the Inspection Division to allow 
the use of the property at 17 Carleton (13-23 Carleton Street) to be used as a parking for 34 spaces.  The present use 
of the property is listed vacant. 

Owner is Butler School Associates                                                                                                                                       Attachment 5

November 10,
1976

Based on the Findings of Fact, the Board of Appeals Board granted Space and Bulk Variances (Density) to 214-220 
State Street and 71-83 Pine Street, see below the except from the meeting:

Figure 2: Proposed Site Along with 
the Three Properties
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Attachment 6

At the same meeting, conditional use was granted to 13-23 Carleton Street and rear 13-23 Carleton Street, see below:

Attachment 7

November 12,
1976

Planning Department Site Plan Review sheet that list the parking lot conversion as a ‘Major Development’ that was 
‘Approved Conditionally’ and the reasons stated were the following:

On November 9, 1976, the Portland Planning Board approved a site plan for this proposal.  The plan was 
revised from the original to show 31 parking spaces with nine foot widths.  The Board’s approval also 
involved the provision of landscaping which had been submitted in the interim and which has been revised 
according to recommendations of the City Arborist.  The approval is conditional upon both these revisions.  
The Building Permit should be withheld until the property has been conveyed to the applicant by the City. 

                                                                                                                                                                                                         Attachment 8
Public Works Department Site Plan Review sheet that the parking lot conversion as ‘Approved’ and the reason stated 
was the following:

Corrections in review are due to the reception of a revised plan.

                                                                                                                                                                                  Attachment 9

June 13, 1977 The subdivision for Butler-Payson Co was recorded in the Cumberland County of Registry of Deeds and included both 
the Butler School and the 17 Carleton Street properties.  The subdivision was not signed by any city board

                                                                                                                                                                   Attachment 10

August 11, 
1980

A variance for dwelling unit conversion appeal was granted to 20 West Street (owner: Larry Adlerstein) by the Board 
of Appeals to allow conversion of 10 apartments.  The decision was based on the owner provide 10 parking spaces,
meeting the requirement of Section 602.14 (has to be within 300 feet of the property).

                                                                                                                                                       Attachment 11

October 30, 
1980

A variance for dwelling unit conversion appeal was granted to 20 West Street (owner: Larry Adlerstein) by the Board 
of Appeals to allow conversion of 9 apartments.  The decision was based on the owner providing 9 parking spaces 
meeting the requirement of Section 602.14 (has to be within 300 feet of the property).

With the two above variances, 20 West Street had a total of 19 dwelling units with a required 19 parking spaces.
There were three parking leases found on microfiche for 20 West street: Pine Street garage at 72 Pine Street for 10 
parking spaces (dated August 28, 1980) and State Street Management Company for 10 spaces (dated April 27, 1981) 
and a lease agreement for 7 parking spaces plus 12 addition spaces at 17 Carleton Street property.   According to an 
abutter, State Street Management Co. managed the parking lot at 17 Carleton Street.   

                                
                                
Attachment 12

According to the applicant, currently the parking spaces are leased out on a monthly basis to area residents; ten of the 
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spaces are for the tenants of Butler School.  Below are photographs of the current site.

To summarize, replacement of the existing parking lot with a new housing proposal has raised questions and 
concerns from the surrounding neighborhood. Though Planning staff is sensitive to their concern for the loss of 
neighborhood off-street parking, nothing found in the course of extensive research into prior documentation and 
approvals and documentation has demonstrated that there is a requirement to keep this as a parking lot in 
perpetuity, or that the applicant does not have the right to proceed with this application. We will continue to 
review any additional documentation that may come forward, and evaluate it for any impact it might have on this 
implication.  Corporation Counsel has not indicated there is cause for the application not to proceed as presented.

b. Proposed Development
The proposed plan is for the construction of a thirty-seven (37)-unit apartment building at 17 Carleton Street in the West 
End.  The subject property is located on the east side of Carleton Street, between Pine and West Streets.  The property is 
currently fully developed surface parking lot that extends deep into the interior of the triangular block bounded by 
Carleton, West and Pine Streets.    The site has three curb cuts, two on Carleton Street and one on the shared passageway 
at the rear of the site.    As part of the proposal, one of the curb cuts on Carleton Street will be closed and the one at the 
rear of the site will remain open.  

Figure 3: View of Site from Carleton Street
Figure 4: View of the north side of Site

(Rear of 20 and 30 West St)

Figure 5: View of the south side of Site
(Along the Common Passageway)

Figure 6: View of Site from Carleton St.
This curb cut will be closed
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The front façade of the building is set back approximately 10 feet from the sidewalk.  At the sidewalk line a low 
retaining wall with fence extends the full width of the property, with openings for vehicular and pedestrian entries.   The
fencing is metal and the base and posts are concrete. 

The ground floor of the building features a 24’ wide open passageway that provides vehicular access to the parking lot 
behind the building.  The main entrance to the apartment complex is located behind a projecting first floor canopy and 
porch.  The porch extends in width beyond the entrance itself.  There are two large, mature deciduous trees in the 
esplanade in front of the property.  These trees are proposed to be retained.

Behind the proposed building is 
the surface parking lot.  The 
applicant is proposing a total of 
thirty-one (31) parking spaces of 
which seven are dedicated 
handicapped spaces.  Two 
handicapped spaces are required 
for Butler School under the 
Maine Housing Authority.  The 
applicant is providing these two 
required parking spaces as well 
as eleven (11) other spaces for 
Butler School housing 
development for a total of 
thirteen (13) spaces.  The 
applicant is proposing to provide 
a ride share car, which the 
Zoning Ordinance allows, and which reduces the required parking spaces by eight spaces.

V. PUBLIC COMMENT
A notice was sent out on May 14, 2015 to the area property owners indicating that the Planning Office had 
received this application.  A notice of this Workshop was sent to 357 property owners within 500 feet and 
interested citizens, and appeared in the July 6th and July 7th, 2015 editions of the Portland Press-Herald.

A Neighborhood Meeting is required for this project and was held at Reiche School on June 11, 2015; the notes 
are in Attachment W. The Neighborhood meeting was attended by about 40 people.  A total of nine people called 
the Planning Division office either to inquire or express concerns about the project of which five to six called a 
number of times recurrently to discuss the project in detail.  Twelve (12) written comments have been received at 
the time this report was prepared and all the letters raise objections to the project.  The main concerns to date are 

Figure 7: Front View Rendering

Figure 8: West Elevation Rendering
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the loss of much needed parking space at this location and the design of the building.  There were also some 
questions raised about the stormwater capacity and sewer capacity at this location since some of the abutters have 
had sewer backup their basements during a heavy rainfall.

There have also been four Freedom of Information requests.  The specific questions raised pertain to whether this 
parking lot was approved for the specific use of the Butler School, when the School was converted to dwelling 
units in the late 1970s, and for 20 West Street when it was converted to dwelling units in 1980.  The Planning 
staff reviewed files in the Planning Division, Inspections and Zoning Divisions, and Department of Public 
Services; the documents that pertained to the requestors’ questions (conversion dates, parking requirements, etc.) 
were organized by address and given to the four requestors. 

VI. RIGHT, TITLE AND INTEREST AND FINANCIAL/TECHNICAL CAPACITY
a. The owner of the property is Avesta Butler Payson LP.  The applicant has provided a copy of 

quitclaim deeds, recorded at the Cumberland County Registry of Deeds (Please see Attachment D for the Book 
and Page) which demonstrates their right, title and interest in the property.  

b. The estimated cost of the development is listed as approximately $6.5 Million on the application.  The 
applicant has submitted a letter from Gorham Savings Bank, dated April 28, 2014, as demonstration of their 
financial and technical capacity to complete the proposed development.

VII. ZONING ASSESSMENT
This project is for a new, four (4) story building with 37 residential dwelling units, located in the R-6 zone.  There 
is also a Historic Overlay zone.  On June 18th, the architect e-mailed me information regarding the average grade 
and the height of the building. The project height is at 43’, which is under the maximum 45' building height.  The 
project is meeting all other dimensional requirements. 

At the time of HVAC permitting this office will require unit information on dBA emissions.  Separate permits are 
required for any new signage.  Since the site in in the historic district, all signs will need to be reviewed by the 
Historic Preservation staff.

VIII. DEVELOPMENT REVIEW

A. SITE PLAN SUBMISSION REQUIREMENTS (Section 14-527) and SUBDIVISION PLAT AND 
RECORDING PLAT REQUIREMENTS (Section 14-496)

The applicant has submitted a recording plat.  The final plat will need to be revised to reflect any waivers and 
conditions of approval that relate to the subdivision plan.  Any waivers granted must be recorded at the Registry 
of Deeds within 90 days of a Planning Board decision.  

B. SUBDIVISION (Section 14-497)
The proposed development has been reviewed by staff for conformance with the relevant review standards of 
Portland’s Subdivision Ordinance and applicable regulations.  Staff comments are listed below.

1. Will   Not   Result   in   Undue   Water   and   Air   Pollution   (Section   14-497   (a)   1),   and   Will   Not   Result   in   Undue 
Soil Erosion (Section 14-497 (a) 4)
The project will not result in undue water or air pollution, as it is not in a flood plain and is for residential 
use. The proposal will not cause unreasonable soil erosion as the site is already paved.

2. Sufficient Water Available (Section 14-497 (a) 2 and 3)
The applicant has not provided a ‘Capacity to Serve’ letter from Portland Water District; this would need 
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to be provided by the public hearing to have a complete application.  

3. Will Not Cause Unreasonable Traffic Congestion (Section 14-497 (a) 5)
Carleton Street is a one-way street from Pine Street to West Street.   The street on the south is Pine Street 
and the street to the north is West Street.  All speed limits in the immediate area are posted 25 mph or not 
posted and assumed to be 25 mph.

The applicant has submitted a Parking and Traffic Study.  Tom Errico, Consultant Traffic Engineer with 
TY Lin, has reviewed the study and states:

I have reviewed the traffic study and find the methods and conclusions to be acceptable. The 
project is estimated to generate 8 new AM peak hour trips and 10 new PM peak hours trips. 
Capacity analyses were conducted at the Carleton Street intersections with West Street and Pine 
Street and results indicate both intersections will operate at excellent levels of service.  A review 

of crash data indicated there are no High Crash Locations in the vicinity of the project.  

Accordingly, the project is not anticipated to have a significant impact on traffic mobility and 
safety.

4. Will   Provide   for   Adequate   Sanitary   Sewer   and   Stormwater   Disposal   (Section   14-497   (a)   6),   and   Will   Not 
Cause an Unreasonable Burden on Municipal Solid Waste and Sewage (Section 14-497 (a) 7)
As part of the revised plans, the applicant is proposing to separate the roof drain from the stormwater and 
sanitary sewer by draining all the roof water to a rain garden.  David Margolis-Pineo, Deputy Engineer 
with the Department of Public Services, had reviewed the submitted plans.   A wastewater application to 
confirm capacity has been submitted to the Department of Public Services.  The wastewater application 
indicates that this new project will be putting approximately 3,000 gallons per day of sanitary waste into 
the sewer.   There is a problem on the Western Peninsula of basements flooding when there is a heavy 
rain storm.  Below is Mr. Margolis-Pineo’s comment about the current situation in the neighborhood:

All streets in the West End of Portland, West, Pine, and Carlton Streets included, were designed 
with one sewer pipe to convey both stormwater and sanitary wastes.  In recent years, more rain 
events have exceeded the capacity of the sewer resulting in residential sewer backups into 
basements.  It has been estimated that the 37 Avesta units proposed on Carlton Street will add 
approximately 3,000 gallons per day (gpd) of sanitary waste with no increase in stormwater 
runoff.  To offset this estimated wastewater addition, the applicant is requested to calculate and 
propose means to retain/remove 3,000 gallons of stormwater for a one inch storm event.

The Department of Public Services will make a determination on the wastewater capacity letter when the 
applicant has addressed the above comment. 

The floor plan shows a trash room that will be utilized by the tenants.  The details of  how it will be used 
is not outlined in the application.   The applicant should address this.

5. Scenic Beauty, Natural, Historic, Habitat and other Resources (Section 14-497 (a) 8
The proposed building is located within the West End Historic District and was considered by the 
Historic Preservation Board in May 2015.  For subdivisions within historic districts the Historic 
Preservation Board must apply the standards of Section 14-651of Article IX which sets out criteria for 
review of new construction.

The Historic Preservation Board reviewed the proposed project at a Workshop on May 13, 2015 and the 
current renderings reflect the changes made to address the Historic Preservation Board’s concerns.  The 
building design contributes to the character of the area.
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The City’s Technical Standards regarding the provision of street trees applies to this subdivision which 
requires one street tree per unit, therefore thirty-seven (37) street trees are being proposed.  The 
landscaping plan shows two existing trees that will remain on Carleton Street and two paperbark maples 
that are being proposed along the common passageway at the rear of the site.  Jeff Tarling, the City 
Arborist, has reviewed the tree selection types and states the following about the selection:

Tree selection types also need to be larger tree variety vs Hawthorn and Paperbark Maple which 
are very small trees.   European Hornbeam or some of the upright Oak varieties like 'Regal 
Prince' which can grow in tight space but offer more height for screening.  See:  
http://www.jfschmidt.com/pdfs/regalprinceoak.pdf

The north edge space for example, could use 4 of the upright trees vs the two Hawthorns as 
shown.

The plan is not showing any new trees being proposed on Carleton Street.  Given the limited space on the 
site and along the sidewalk, three more street trees should be planted as part of the project:  one tree on 
Carleton Street and two along the common passageway side of the site. As the remaining thirty-two (32) 
trees cannot be located on the site, the applicant will need to request a waiver of the street trees and make 
a financial contribution to the City’s Residential Tree Program for the provision of 32 trees to be planted 
in the vicinity of the proposed project.

6. Easements
According to the applicant, the only easement on this site is  one that requires  that  Avesta  Housing provide 
two ADA spaces for the use by the Butler School Project. 

7. Comprehensive Plan (Section 14-497 (a) 9)
The staff has identified the following goals and policies which are relevant to the proposed housing 
development and finds the proposal in conformance with the Comprehensive Plan:

Portland Housing Goal:  Ensure that an adequate supply of housing is available to meet the 
needs, preferences, and financial capabilities of all Portland households, now and in the future. 
Policies
 Ensure the construction of a diverse mix of housing types that offers a continuum of options 

across all income levels, which are both renter and owner-occupied, including but not limited to 
the following:

ii. Housing units for decreasing household size, such as young professionals, empty 
nesters, single-parent households, and senior citizens.

viii. Housing with a range of services and medical support for the elderly and special 
needs population, including assisted living, congregate care, group homes and 

nursing homes;
 Encourage higher density housing for both rental and home ownership opportunities, particularly 

located near services, such as schools, businesses, institutions, employers, and public 
transportation. 

 Increase Portland’s rental housing stock to maintain a reasonable balance between supply and 
demand yielding consumer choice, affordable rents, and reasonable return to landlords.

 Identify vacant land and redevelopment opportunities throughout the City to facilitate the 
construction of new housing.

Portland Housing Goal:  Maintain and enhance the livability of Portland’s neighborhoods as the 
City grows and evolves through careful land use regulations, design and public participation that 
respects neighborhood integrity.
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Policies
 Encourage innovative new housing development, which is designed to be compatible with the 

scale, character, and traditional development patterns of each individual residential neighborhood.

 Encourage new housing development in proximity to neighborhood assets such as open space, 
schools, community services and public transportation. 

 Ensure the integrity and economic value of Portland’s neighborhoods.

Volume 2 Implementation - Housing Initiatives:
3. New Senior Citizen Housing:  A variety of housing opportunities are needed to assist 

Portland’s senior citizens, including subsidized apartments.

(b)  Update zoning to encourage neighborhood livability with higher density multi-family 
and innovative mixed use projects that are along major public transportation routes, near 
service areas, in redevelopment (underutilized) or infill area, locations near downtown 
and in business zones.

8. Financial Capability (Section 14-497 (a) 10)
The estimated cost of the development is listed as approximately $6.5 Million on the application.  The 
applicant has submitted a letter from Gorham Savings Bank, dated April 28, 2014, as demonstration of 
their financial and technical capacity to complete the proposed development.  

C. SITE PLAN STANDARDS (Section 14-526)
The proposed development has been reviewed by staff for conformance with the relevant review standards of 
Portland’s site plan ordinance and applicable regulations.  Staff comments are listed below.

1. Transportation Standards
a. Impact on Surrounding Street Systems and Access and Circulation
The proposed project is located on a site that has access off of Carleton Street via one curb cut and has 
access via a common passageway from the rear of the property.  There are two access points for this 
common passageway from the site; the passageway connects to West and Pine Streets. 

The applicant has submitted a traffic study and Mr. Errico has reviewed it.  Please refer to Paragraph 
VIII B (3) for his analysis.  

b. Public Transit Access
The public transit requirements do not apply to this project but there is a bus route, Route #8, which 
serves West Street.  West Street is approximately 125 feet from the site. 

c. Parking
It is understood that the applicant is using the site at present for parking for tenants from other 
properties and are on a monthly rental.  The neighborhood is worried that when this project gets 
developed, the cars currently parking at this lot (58 spaces of which are 10 are being used by the 
Butler Street apartments) will be displaced.  These cars will be placed on the surrounding on-streets, 
where parking is so scarce.

Section 14-332.1 (k) – For residential development on the peninsula and in the R-6 and R-6A Zones, 
including new construction, the parking requirement is one space per dwelling unit, the first three units
are exempt from providing parking.  This same section also states that:
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The planning board may establish a parking requirement that is less than the normally required 
number of spaces upon a finding of unique conditions that result in a lesser parking demand, such 
as housing for persons who cannot drive, housing that participates in a travel demand 
management program, availability of transit, or housing which includes permanent restrictions on 
automobile usage, and which is permanently restricted from utilizing resident on-street parking 
stickers.

The applicant is proposing to provide a ride share car, per Zoning Ordinance (Section 14-332.1 (k) 2), 
which allows the parking spaces to be reduced by eight spaces.   The applicant will have to determine 
where the parking space will be provided for the car.

Section 14-332.2 (b) - Incentives for affordable housing- parking reductions, the Planning Board may 
establish a parking requirement for affordable units that are less than the one parking per unit 
requirement, regardless of the size of the structure.  

The following is the breakdown of the parking that is required by zoning:

Proposed Development has 37 Units 34 spaces are required per R6 zoning
Development is proposing u-car share 8 spaces are reduced per Zoning Ordinance for 

car share
Total of Spaces required 26 Parking Spaces

The applicant is proposing a total of thirty-one (31) parking spaces of which seven spaces are 
handicapped at the rear of the site, behind the proposed building.  Two handicapped spaces are 
required for Butler School under the Maine Housing Authority.  The applicant is providing these two 
required parking spaces as well as eleven (11) other spaces for Butler School housing development for 
a total of thirteen (13) spaces.   As part of the proposal, one of the curb cuts on Carleton Street will be 
closed and the one at the rear of the site will remain open.  

According to the applicant’s cover letter, Attachment A, it states:

Historically, AVESTA’s parking demand for their projects is 70% of total number of units, or 26 
spaces.  The ride share care will further reduce this number to 18.  We would like this to be the 
required number.

The applicant has submitted Supplemental Parking Information Parking Occupancy Evaluation 
(Attachment T).  Mr. Errico has reviewed the information this information and offers the following:

The applicant has provided updated parking demand analysis information that indicates the 
proposed site will require 0.37 parking spaces per residential unit, but is suggesting a parking 
supply – for 17 Carleton Street only – of 0.48 parking spaces per unit or 18 parking spaces. I 
would note that the parking rates developed by the applicant are based on cars observed to be 
parked.  According to their data, at many sites the number vehicles parked did not closely correlate

to tenant automobile ownership. If automobile ownership was used, the average parking demand 
rate would be 0.59 parking spaces per residential units.  I need to continue to review this and 

historical parking information, before I render a conclusion on the parking demand analysis.

Mr. Ericco also adds that any “Changes to the on-street parking schedule for Carleton Street will be 
required in conjunction with changes to existing driveway conditions.  This will require City Council 

action and the applicant shall provide supporting documentation at the time of the request”.
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d. Bicycle Parking
Currently there is not bicycle parking at the surface parking lot.   The applicant is proposing a total of 
twenty (20) spaces on site, four of these will be exterior and sixteen (16) will be in the Bike Room, 
which is within the building. 

2. Environmental Quality Standards
a. Preservation of Significant Natural Features
There are no known significant natural features on the site.

b. Landscaping and Landscape Preservation
The applicant is proposing to have landscaping along the front of the building as well as along the 
back of the property.  The applicant is proposing to save two street trees on Carleton Street, in front of 
the building.  The street tree requirement would be one tree per unit, or thirty-seven street trees, in or 
near the ROW (refer to Section VIII B5, above).  Due to the site constraints, the applicant cannot plant 
the required amount. Therefore the applicant will need to contribute to the City’s Tree Fund for the 
balance of required trees.

Jeff Tarling, City Arborist, has reviewed the landscaping plan and feels additional screening is needed 
along north edge, see below:

The north edge space for example, could use 4 of the upright trees vs the two Hawthorns as 
shown.

c. Water Quality, Storm Water Management and Erosion Control
The site is fully developed as a parking lot.   The site currently drains to two catch basins on site which
connect to the drainage system in Pine Street.  With the proposed development, the amount of 
impervious surface on the site will be reduced.  The developed conditions will match the existing 
conditions with flow going to the existing onsite catch basin.  A series of field inlets, underdrains and 
catch basins will collect the runoff and convey it to the catch basin at the rear of the site.  The drainage 
from the parking area will flow to Pine Street via the existing storm drain, as it currently does. 

David Senus, Consultant Engineer with Woodard and Curren, had recommended in his preliminary 
comments that the roof drain be should be discharged to the ground or preferably to landscaping or a 
rain garden area instead of a connection into the storm drain system, which ultimately connects to the 
City’s combined sewer system.  The applicant has revised the plans to show that the roof drain will be 
discharged to a rain garden.  Mr. Senus also offers the following comments:

The addition of an underdrained soil filter to manage runoff from the proposed rooftop area will 
help to reduce the volume and slow the rate of inflow into the City’s combined sewer system; an 
enhancement over the existing site condition where runoff from the existing parking area directly 
enters the City’s combined sewer system. The City has received comments and complaints from 
neighbors with concerns regarding the capacity of the combined sewer system, specifically 
related to sewer backups into nearby basements. We request that the Applicant calculate the 
reduction in stormwater discharge rate and the volume reduction potential (estimated 
infiltration) for the soil filter system for a typical 1”, 24-hr storm event and provide a comparison
to the anticipated sanitary sewer flowrates generated by the project.

Please refer to Attachment 15 for Mr. Senus’ full review.

3. Public Infrastructure and Community Safety Standards
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a. Public Safety and Fire Prevention
The Crime Prevention through Environmental Design (CPTED) standards in the site plan ordinance 
address the principles of natural surveillance, access control and territorial reinforcement so that the 
design of developments enhance the security of public and private spaces and reduce the potential for 
crime.  Overhead lighting poles are being proposed at the parking lot that will provide a well lite area.  
The applicant is also providing a well illuminated passageway from Carleton Street to the parking lot. 

Captain Keith Gautreau of the Fire Department has reviewed the proposed plans.  Capt. Gautreau’s 
main concern is that the proposed building has access on a minimum of two sides and the access to the 
rear of the building be maintained year round.   There are two accesses to the building, one from 
Carlton Street and one from the common passageway.   According to the applicant, the common 
passageway to West Street is maintained by Avesta Housing and cars do not park at this location.  
Capt. Gautreau may want signage at this location.  The Fire Department’s full comments for the 
project are in Attachment 17; City staff and the applicant are working together to resolve any issues.

b. Availability and Adequate Capacity of Public Utilities
The project will be served by the existing utility services located in Carleton Street.  The electrical and 
communication utilities are located in the common passageway.  The Applicant has received a 
capacity letter from the Portland Water District and has contacted the City Department of Public 
Services requesting ability to serve sewer demand, and awaits response. Confirmation of ability to 
serve sewer from DPS should be forwarded to the Planning Authority upon receipt. 

5. Site Design Standards
a. Snow and Ice Loading
The application and site plan was unclear about onsite snow loading areas on the site.  The applicant 
will have to address this standard requirement.

b. Exterior Lighting
The site is located in the West End Historic District; therefore the Historic Preservation Board will 
review the proposed fixtures.   The revised photometric plans have been reviewed by Planning Staff 
the lighting trespass at the north edge of the property is now meeting the required trespass standard of 
.01 foot candle at property line.

c. Noise and Vibration
All heating, ventilation and air conditioning equipment (HVAC), air handling units (AHU), 
emergency generators, and similar equipment will have to be shown on the plans and meet state and 
federal emissions requirements.   Mechanical equipment should be located to the interior of the site, 
away from abutting residential properties and be screened from view from any public street and from 
adjacent sites by structure walls, evergreen landscaping, fencing, masonry walls or a combination 
thereof.  This information will have to be submitted for review.

d. Signage and Wayfinding
The site is located in a historic district; therefore all commercial signs will need to be reviewed by the 
Historic Preservation staff. Separate permits are required for any new commercial signage.  

e. Zoning Related Design Standards
Since the property is located in the West End Historic District, the Historic Preservation Board will 
review the design of the building.  The Board has had one workshop on the item and a second one is 
scheduled for July 15, 2015.

IX. NEXT STEPS
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1. Address staff comments;
2. Address additional comments of the Planning Board;
3. Prepare final plan submission for review by the Planning Authority and Planning Board; and
4. Hold final Planning Board Hearing.

ATTACHMENTS

PLANNING BOARD ATTACHMENTS
1. Application for Certificate of Occupancy for the Use of Premises
2. Site plan for 17 Carleton Street Property
3. Planning Report from the Portland Planning Department to the Board of Appeals
4. Board of Appeals Finding of Facts for Carleton Street Site
5. Application for Certificate of Occupancy for the Use of Premises
6. Marge Schmuckal Determination Letter

a. Board of Appeals Space and Bulk Variance Appeal for 214-220 State Street
b. Board of Appeals Space and Bulk Variance Appeal for 71-83 Pine Street

7. Board of Appeal Conditional Use for the Carleton Street Property
8. Planning Department Site Plan Review sheet
9. Public Works Department Site Plan Review sheet
10. Subdivision for Butler-Payson Co. recorded in 1977
11. 20 West Street- Board of Appeals Board granted Space and Bulk Variance
12. 20 West Street- Board of Appeals Board granted Space and Bulk Variance
13. Traffic Engineering Review (Tom Errico, T Y Lin), comments dated 06.04.2015 and 07.02.2015
14. Department of Public Services Review, David Margolis-Pineo,  dated 06.05.2015
15. Civic Engineer Review, David Senus, dated 05.28.2015 and 07.09.2015
16. City Arborist Review, Jeff Tarling, dated 06.02.2015
17. Fire Department, Capt. Keith Gautreau, dated 05.07.2015
18. Jennifer Thompson Email dated 07.01.2015
19. Butler School Associates Deed
20. Maurice Selinger of Curtis Thaxter Letter dated 07.08. 2015

PUBLIC COMMENTS
PC1.      Anne Adams at 30 West Street
PC2.      Clair Oppenheim
PC3.      Deborah Boyajiin and Bill Nelligan at 27 West Street
PC4.      Derek Jaskulski at 50 Carleton Street
PC5.      Elliot Rappaport at 20 West Street
PC6.      Jen DeRosa

1. Comments dated 06.02.2015
2. Comments dated 06.08.2015
3. Photographs

PC7.      Jenson Steel at 30 West Street #6
PC8.      Liz Kellogg
PC9.      Mason Sears at 106 Pine Street
PC10.    Resident at 30 West Street Apt. #2
PC11.    Resident at 30 West Street 
PC12.    FOAA request - Penrose
PC13.    FOAA request - Mary Doughty
PC14.    FOAA request - George Silverman
PC15.    FOAA request - Larry Reinhartsen
PC16.    Kathy DiMatteo at 20 West Street
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PC17.    Julie DiMatteo at 20 West Street
PC18.    Joshua Roy at 20 West Street

APPLICANT’S SUBMITTAL
A. Cover Letter (Tom Greer, Pinkham &Greer Civil Engineers) dated 05.07.2015
B. Site Plan Application, Checklist & Authorization Letter
C. Project Information and Photos
D. Deed and Passageway Agreement
E. USGS Location Map
F. Financial Capacity
G. Technical Ability
H. Tax Map
I. Portland Water District Ability to Serve Letter Request
J. Flood Map

K. Soils Map
L. Wastewater Ability to Serve Letter Application

M. Unitil Ability to Serve Letter
N. Construction Plan
O. Electrical Site Plan & Photometric
P. Traffic and Parking Study
Q. Drew Wing’s Email dated 06.17.2015and 06.30.2015
R. Cover Letter Addressing (Tom Greer, Pinkham &Greer Civil Engineers) dated 06.30.2015
S. Updated Project Data Sheet
T. Supplemental Parking Information Parking Occupancy Evaluation
U. Lighting Catalogue Cuts
V. Portland Water District Ability to Serve Letter
W. Neighborhood Meeting and Minutes

PLANS
Plan1 C1.0 – Subdivision Recording Plat
Plan2 C1.1 – Site Plan
Plan3 C1.2 – Existing Conditions and Demolition Plan
Plan4 C1.3 – Grading and Utilities Plan
Plan5 C1.4 – Erosion Control and Landscape Plan
Plan6 C2.1 – Detail
Plan7 C2.2 – Detail
Plan8 C2.3 – Detail
Plan9 C2.3 – Detail
Plan10 C2.4Butler Payson Survey
Plan11 Photometric Plan
Plan12 Carleton Street - Front View Rendering
Plan13 Carleton Street - West Elevation Render
Plan14 Carleton Street - BACK VIEW
Plan15 Carleton Street - Model in Street NW
Plan16 Carleton Street - Model in Street SW
Plan17 Carleton Street - A2.1 - BUILDING ELEVATIONS
Plan18 Carleton Street - Floor Plans
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From:  Tom Errico <thomas.errico@tylin.com> 
To: Shukria Wiar <SHUKRIAW@portlandmaine.gov> 
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley 
<KAS@portlandmaine.gov>, Jeremiah Bartlett <jbartlett@portlandmaine.gov>, Jeff Tarling 
<JST@portlandmaine.gov> 
Date:  6/4/2015 3:04 PM 
Subject:  17 Carleton Street - Preliminary Traffic Comments 
 
Hi Shukria - I have reviewed the application materials and offer the following preliminary comments. 
 
 
*         The applicant should provide dimensions of driveway width, parking aisles, etc. for review and 
comment. 
 
*         It is my understanding that a traffic study is being prepared and I will review traffic specific 
issues upon receipt of the study. 
 
*         The following outlines my comments as it relates to the review of parking conditions for the 
project: 
 
o   The applicant should specifically note details of vehicles parking in the existing lot. It should be 
noted whether any of the vehicles are using the lot as part of a site plan approval requirement. 
 
o   Given parking concerns in the neighborhood and limited parking opportunities, the applicant should 
conduct an updated parking generation survey at existing similar sites on the Portland Peninsula. The 
survey is intended to confirm parking demand requirements.  The scope and details of the survey shall be 
coordinated with City staff. 
 
*         A brief paragraph has been provided in respect to a construction management plan.  It isn't 
noted, but the plan will likely require the closure of the abutting sidewalk and a temporary sidewalk 
detour will be required.  Other specific details can be reviewed at the Pre-Construction meeting. 
 
Please contact me if you have any questions. 
 
Best regards, 
 
Thomas A. Errico, PE 
Senior Associate 
Traffic Engineering Director 
[T.Y. Lin International]T.Y. Lin International 
12 Northbrook Drive 
Falmouth, ME 04105 
207.781.4721 (main) 
207.347.4354 (direct) 
207.400.0719 (mobile) 
207.781.4753 (fax) 
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com> 
Visit us online at www.tylin.com<http://www.tylin.com> 
Twitter | Facebook | LinkedIn | YouTube 
 
"One Vision, One Company" 
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From:  Tom Errico <thomas.errico@tylin.com> 
To: Shukria Wiar <SHUKRIAW@portlandmaine.gov> 
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley <KAS@portlandmaine.gov>, Jeff Tarling 
<JST@portlandmaine.gov>, "JeremiahBartlett" <JBartlett@portlandmaine.gov> 
Date:  7/2/2015 9:49 AM 
Subject:  17 Carleton Street - Traffic Comments 
 
Hi Shukria - I have reviewed the application materials and offer the following status update from my June 4th comments. 
 
 
*         The applicant should provide dimensions of driveway width, parking aisles, etc. for review and comment. 
Status: The revised plans include dimensions and I find details to be acceptable.  I would note that the compact parking spaces do not meet City 
standards, but because they are slightly longer, I support a waiver. 
 
 
*         It is my understanding that a traffic study is being prepared and I will review traffic specific issues upon receipt of the study. 
Status:  I have reviewed the traffic study and find the methods and conclusions to be acceptable. The project is estimated to generate 8 new AM 
peak hour trips and 10 new PM peak hours trips. Capacity analyses were conducted at the Carleton Street intersections with West Street and Pine 
Street and results indicate both intersections will operate at excellent levels of service.  A review of crash data indicated there are no High Crash 
Locations in the vicinity of the project.  Accordingly, the project is not anticipated to have a significant impact on traffic mobility and safety. 
 
 
*         The following outlines my comments as it relates to the review of parking conditions for the project: 
 
o   The applicant should specifically note details of vehicles parking in the existing lot. It should be noted whether any of the vehicles are using 
the lot as part of a site plan approval requirement. 
 
o   Given parking concerns in the neighborhood and limited parking opportunities, the applicant should conduct an updated parking generation 
survey at existing similar sites on the Portland Peninsula. The survey is intended to confirm parking demand requirements.  The scope and 
details of the survey shall be coordinated with City staff. 
Status: The applicant has provided updated parking demand analysis information that indicates the proposed site will require 0.37 parking spaces 
per residential unit, but is suggesting a parking supply - for 17 Carleton Street only - of 0.48 parking spaces per unit or 18 parking spaces. I would 
note that the parking rates developed by the applicant are based on cars observed to be parked.  According to their data, at many sites the number 
vehicles parked did not closely correlate to tenant automobile ownership. If automobile ownership was used, the average parking demand rate 
would be 0.59 parking spaces per residential units.  I need to continue to review this and historical parking information, before I render a 
conclusion on the parking demand analysis. 
 
 
*         A brief paragraph has been provided in respect to a construction management plan.  It isn't noted, but the plan will likely require the 
closure of the abutting sidewalk and a temporary sidewalk detour will be required.  Other specific details can be reviewed at the 
Pre-Construction meeting. 
Status: The applicant has added a note to the Plan and I have no further comment. 
 
 
*         Changes to the on-street parking schedule for Carleton Street will be required in conjunction with changes to existing driveway 
conditions.  This will require City Council action and the applicant shall provide supporting documentation at the time of the request. 
 
*         The applicant should provide information on the proposed location of the Car-Share vehicle for review and approval. 
 
Please contact me if you have any questions. 
 
Best regards, 
 
 
 
Thomas A. Errico, PE 
Senior Associate 
Traffic Engineering Director 
[T.Y. Lin International]T.Y. Lin International 
12 Northbrook Drive 
Falmouth, ME 04105 
207.781.4721 (main) 
207.347.4354 (direct) 
207.400.0719 (mobile) 
207.781.4753 (fax) 
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com> 
Visit us online at www.tylin.com<http://www.tylin.com> 
Twitter | Facebook | LinkedIn | YouTube 
 
"One Vision, One Company" 
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From:  David Margolis-Pineo 
To: Shukria Wiar 
CC: DEVELOPMENT REVIEW GROUP  
Date:  7/8/2015 11:44 AM 
 
 
Also placed in Urban Insight 
  
July 8, 2015 
  
Memo To:        Shukria Wiar 
                        Barbara Barhydt 
From:               David Margolis-Pineo 
Re:                   Review Comments for 17 Carlton St. – Avesta Housing 
  
The Department of Public Services has the following preliminary comments. 
  
1.      Survey comments will be forwarded under a separate cover. 
2.      Please add note that all work within the Public Right of Way shall meet City of Portland Technical Manual 
standards. 
3.      All streets in the West End of Portland, West, Pine, and Carlton Streets included, were designed with one 
sewer pipe to convey both stormwater and sanitary wastes.  In recent years, more rain events have exceeded the 
capacity of the sewer resulting in residential sewer backups into basements.  It has been estimated that the 37 
Avesta units proposed on Carlton Street will add approximately 3,000 gallons per day (gpd) of sanitary waste with no 
increase in stormwater runoff.  To offset this estimated wastewater addition, the applicant is requested to calculate 
and propose means to retain/remove 3,000 gallons of stormwater for a one inch storm event.  
  
We have no further comments at this time. 
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COMMITMENT & INTEGRITY
DRIVE RESULTS

41 Hutchins Drive
Portland, Maine 04102
www.woodardcurran.com

T 800.426.4262
T 207.774.2112
F 207.774.6635

City of Portland (227552) 1 May 28, 2015
17 Carleton St Peer Review Memo

MEMORANDUM

TO: Shukria Wiar, Planner
FROM: David Senus, P.E.
DATE: May 28, 2015
RE: 17 Carleton Street, Preliminary Level III Site Plan Application

Woodard & Curran has reviewed the Preliminary Level III Site Plan Application for the proposed
development located at 17 Carleton Street in Portland, Maine. The project involves the construction of 37
affordable housing units with 31 parking spaces and associated site improvements.

Documents Reviewed by Woodard & Curran
 Preliminary Level III Site Plan Application and attachments, dated May 7, 2015, prepared by

Pinkham & Greer, on behalf of Avesta Housing.
 Engineering Plans, Sheets C1.0, C1.1, C1.2, C1.3, C1.4, C2.1, C2.2, C2.3, & C2.4, dated April 10,

2015, prepared by Pinkham & Greer, on behalf of Avesta Housing.
 ALTA/ACSM Land Title Survey, dated May 26, 2010, prepared by Owen Haskell, Inc., on behalf of

Butler Payson Company.

Comments
1) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project

is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding
Standards. We offer the following comments:
a) Basic Standards: Plans, notes, and details have been provided to address erosion and sediment

control requirements, inspection and maintenance requirements during-construction, and good
housekeeping practices in general accordance with Appendix A, B, & C of MaineDEP Chapter 500.

b) General Standards: The project will result in a net decrease in impervious area. As such, the
project is not required to include stormwater management features for stormwater quality control.
We encourage the Applicant to review the City’s Stormwater Service Charge Credit Manual
(available online) to evaluate whether they may want to incorporate stormwater quality treatment
measures that qualify for a future Stormwater Service Charge credit.

c) Flooding Standard: The project will result in a net decrease in impervious area. As such, the project
is not required to include stormwater management features to control the rate of stormwater runoff
from the site.

2) The Applicant has requested confirmation of capacity to serve the proposed development from the
Portland Water District and the City of Portland; copies of the approval letters should be forwarded to
the City upon receipt.

3) The Existing Conditions and Demolition Plan (Sheet C1.2) should identify disconnecting and capping /
plugging the existing sewer service at the downstream catch basin to eliminate continued inflow into the
sewer system. A masonry plug repair should be noted on the existing catch basin.

4) The Grading & Utilities Plan (Sheet C1.3) should specify the highpoint with spot grades in the area of
the driveway entrance between the 142 contours to ensure proper drainage away from the building in
this area.

5) The Grading & Utilities Plan (Sheet C1.3) should identify pipe invert elevations for the proposed storm
drain system at new and existing catch basins / manhole connections.

6) The Applicant should consider utilizing beehive grates for proposed field inlets in landscaped areas.
7) The Grading & Utilities Plan (Sheet C1.3) should include a backflow preventer on the new sewer

service prior to the connection with the combined sewer system.
8) The limits and type of pavement repair noted in Carleton Street on Sheet C1.3 are inconsistent with

what is shown and noted on the Demolition Plan (Sheet C1.2).
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City of Portland (227552) 2 May 28, 2015
17 Carleton St Peer Review Memo

9) The Grading & Utilities Plan (Sheet C1.3) includes a line and several spot grades in the parking lot
area; we are unclear what this line and the associated spot grades represent.

10) The Applicant should consider alternatives to the direct piped connection of the roof drain into the storm
drain system, which ultimately connects to the City’s combined sewer system. Discharge to the ground
or preferably to landscaping or a rain garden area is recommended.



COMMITMENT & INTEGRITY
DRIVE RESULTS

41 Hutchins Drive
Portland, Maine 04102
www.woodardcurran.com

T 800.426.4262
T 207.774.2112
F 207.774.6635

City of Portland (227552) 1 May 28, 2015
17 Carleton St Peer Review Memo

MEMORANDUM

TO: Shukria Wiar, Planner
FROM: David Senus, P.E.
DATE: May 28, 2015
RE: 17 Carleton Street, Preliminary Level III Site Plan Application

Woodard & Curran has reviewed the Preliminary Level III Site Plan Application for the proposed
development located at 17 Carleton Street in Portland, Maine. The project involves the construction of 37
affordable housing units with 31 parking spaces and associated site improvements.

Documents Reviewed by Woodard & Curran
 Preliminary Level III Site Plan Application and attachments, dated May 7, 2015, prepared by

Pinkham & Greer, on behalf of Avesta Housing.
 Engineering Plans, Sheets C1.0, C1.1, C1.2, C1.3, C1.4, C2.1, C2.2, C2.3, & C2.4, dated April 10,

2015, prepared by Pinkham & Greer, on behalf of Avesta Housing.
 ALTA/ACSM Land Title Survey, dated May 26, 2010, prepared by Owen Haskell, Inc., on behalf of

Butler Payson Company.

Comments
1) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project

is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding
Standards. We offer the following comments:
a) Basic Standards: Plans, notes, and details have been provided to address erosion and sediment

control requirements, inspection and maintenance requirements during-construction, and good
housekeeping practices in general accordance with Appendix A, B, & C of MaineDEP Chapter 500.

b) General Standards: The project will result in a net decrease in impervious area. As such, the
project is not required to include stormwater management features for stormwater quality control.
We encourage the Applicant to review the City’s Stormwater Service Charge Credit Manual
(available online) to evaluate whether they may want to incorporate stormwater quality treatment
measures that qualify for a future Stormwater Service Charge credit.

c) Flooding Standard: The project will result in a net decrease in impervious area. As such, the project
is not required to include stormwater management features to control the rate of stormwater runoff
from the site.

2) The Applicant has requested confirmation of capacity to serve the proposed development from the
Portland Water District and the City of Portland; copies of the approval letters should be forwarded to
the City upon receipt.

3) The Existing Conditions and Demolition Plan (Sheet C1.2) should identify disconnecting and capping /
plugging the existing sewer service at the downstream catch basin to eliminate continued inflow into the
sewer system. A masonry plug repair should be noted on the existing catch basin.

4) The Grading & Utilities Plan (Sheet C1.3) should specify the highpoint with spot grades in the area of
the driveway entrance between the 142 contours to ensure proper drainage away from the building in
this area.

5) The Grading & Utilities Plan (Sheet C1.3) should identify pipe invert elevations for the proposed storm
drain system at new and existing catch basins / manhole connections.

6) The Applicant should consider utilizing beehive grates for proposed field inlets in landscaped areas.
7) The Grading & Utilities Plan (Sheet C1.3) should include a backflow preventer on the new sewer

service prior to the connection with the combined sewer system.
8) The limits and type of pavement repair noted in Carleton Street on Sheet C1.3 are inconsistent with

what is shown and noted on the Demolition Plan (Sheet C1.2).
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9) The Grading & Utilities Plan (Sheet C1.3) includes a line and several spot grades in the parking lot
area; we are unclear what this line and the associated spot grades represent.

10) The Applicant should consider alternatives to the direct piped connection of the roof drain into the storm
drain system, which ultimately connects to the City’s combined sewer system. Discharge to the ground
or preferably to landscaping or a rain garden area is recommended.



From:  Jeff Tarling 
To: Shukria Wiar 
CC: Barbara Barhydt ;  David Margolis-Pineo 
Date:  6/4/2015 4:03 PM 
Subject:  17 Carleton Street 
 
Hi Shukria - 
  
I have reviewed the proposed Landscape plan and feel additional screening is needed 
along the north edge.  Tree selection types also need to be larger tree variety vs Hawthorn 
and Paperbark Maple which are very small trees.   European Hornbeam or some of the 
upright Oak varieties like 'Regal Prince' which can grow in tight space but offer more 
height for screening.  See: 
  
http://www.jfschmidt.com/pdfs/regalprinceoak.pdf 
  
The north edge space for example, could use 4 of the upright trees vs the two Hawthorns as 
shown. 
  
With some of suggested improvements or conditions the project could be acceptable. 
 
Thanks, 
 
Jeff Tarling 
City Arborist 
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MEMORANDUM

To: FILE

Subject: Application ID: 2015-078

Date: 7/8/2015

From: Shukria Wiar

Must have access to a minimum two sides of the proposed structure.  Access to the rear of the building must be 
maintained via West Street and Pine Street year round.

Comments Submitted by: Keith Gautreau/Fire on 5/27/2015

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.

Comments Submitted by: Keith Gautreau/Fire on 5/27/2015

Construction Management Plan
Streets must maintain a 20’ width for Fire Department access at all times.
Fire Hydrants shall not be blocked or enclosed by fencing. A 3’ foot clearance must be kept at all times around 
the fire hydrant.
If gates are locked, a Portland Fire Department Knox padlock must be purchased by the applicant to allow access 
for the Fire Department.
The Construction Company’ emergency contact information shall be posted on the property in case of an after 
hours emergency. 
All construction shall comply with 2009 NFPA 1 Chapter 16 Safeguards During Building Construction, Alteration, 
and Demolition Operations.
Any cutting and welding done will require a Hot Work Permit from Fire Department.

Comments Submitted by: Keith Gautreau/Fire on 5/27/2015

1.	Hydrants

1.)	  2009 NFPA 1 18.3 Water Supplies and Fire Hydrants
2.)  	Fire Department Connections shall not be located where large diameter hose may block egress.

2.  	Fire Vehicle Access

1.)  	Largest Fire Department Vehicle must be able to navigate through the parking lot to access building.
2.)	  Fire Department Access shall have an unobstructed vertical clearance of not less than 13 ft 6 in.

Comments Submitted by: Keith Gautreau/Fire on 5/27/2015
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 From:  Jennifer Thompson 
To: Barbara Barhydt;  Shukria Wiar 
Date:  7/1/2015 3:59 PM 
Subject:  17 Carleton Street 
Attachments: Butler School Associates Deed bk 3663 pg 181.pdf 
 
Hi Shukria -  
  
Following our meeting yesterday, I pulled the deed from back when the City sold the Butler School and surrounding parcels.  You 
will see that the deed did contain covenants and specifically required the development of the former playground into a parking lot.  
However, you'll also see that the restrictions on the use of the property (including, I think, the requirement that the "playground 
lot" be used for parking) expired after a period of 15 years.  Presumably, that is why there is no mention of that former covenant in 
the more recent deeds. 
  
So, given that there does not appear to me to be any surviving limitation in the deeds to the properties on the ability to sell or 
develop them separately, it appears that if there is any requirement that the "playground/parking lot" lot provide parking to the 
Butler School or any other property, that requirement will need to be found in an approval by some City administrative body. 
  
After a somewhat summary review, it appears to me that the review and approval of the Butler School lot and the parking lot in 
connection with this sale were done separately.  Namely, there was a: 
  
1.  space and bulk/change of use variance granted with respect to the Butler School that, according to the agenda, allowed its use 
to be changed from a school to an apartment house with 39 units despite the fact that it didn't meet the lot coverage requirements.  
The agenda also indicates that the requirement that 39 parking spaces be provided was also waived.  I have not seen a written 
decision reflecting that approval - and so cannot determine whether the waiver of the parking was conditioned on those parking 
spaces being provided elsewhere or was simply waived without condition.  If there was no condition on that approval, then 
obviously the Butler School will continue to be a lawful use under that approval despite the lack of parking.  If there was a 
condition that required the Butler School to provide off-street parking, its failure to provide the parking would likely render it a 
nonconforming use.  However, in the absence of some covenant or condition that is binding on the Carleton Street lot and prevents 
the proposed development of that lot, I'm not sure that the legality of the Butler Street's use under its prior change of use variance 
is a matter that can or should be resolved by the Planning Board in connection with its review of a different property. 
  
  
  
2  Conditional Use Approval was granted with respect to the Carleton Street (playground/parking lot lot) that allowed that lot to be 
used as a parking lot.  Again, I have not seen a written decision on that approval and so cannot determine whether the approval 
was conditioned on the lot providing spots to certain properties.  Even if this approval was so conditioned, however, I think that 
condition would only continue to apply to the parking lot use.  If the use of the lot is changed, such that the conditional use 
approval is no longer necessary, it seems to me that that approval would no longer have any effect. 
  
I realize that these questions have been the subject of much discussion and that a number of historical documents are being 
reviewed.  I have not yet had an opportunity to review the entire packet so this email should be considered preliminary and may 
change as we receive more information.  For now, however, this appears to me to be the status of things. 
  
I plan to attend the workshop on the 14th and will be happy to talk further with you or the Board then. 
  
Best, 
Jen 
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From:  Claire Oppenheim <c.oppenheim@me.com> 
To: "shukriaw@portlandmaine.gov" <shukriaw@portlandmaine.gov> 
Date:  5/22/2015 3:14 PM 
Subject:  Avesta Housing 
 
Hi, 
I live in the West End near where Avesta Housing is planning a 36 unit housing project. I would like to attend the planning board meetings but 
have to arrange my work schedule in advance in order to do so. Could you tell me when the next meeting is planned? 
Thanks, 
Claire Oppenheim 
 
Sent from my iPad 
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From:  Deborah Boyajian <boyajiand@mac.com> 
To: <shukriaw@portlandmaine.gov> 
Date:  5/26/2015 2:44 PM 
Subject:  Concerns & Suggestions regarding Avesta / Carleton Street Proposal 
 
 
Hello Shukria, 
Thank you for speaking with me this afternoon.  Here is the letter I mentioned. 
Sincerely, 
Deborah 
 
To Whom it May Concern, 
 
       My name is Deborah Boyajian.  My husband, Bill Nelligan, and I purchased our first Maine home at 27 West Street in Portland’s Historic 
West End district in 2005.  Since that time, we have contributed extensively to the immediate neighborhood by making numerous improvements 
to the once dilapidated property we now call home. We have also forged a positive relationship with Portland’s various departments, by working 
closely with the city and the Historic Board by making the appropriate improvements to our home.  These improvements have not only added to 
the face of the John Calvin Stevens block of row homes, but our individual efforts have ultimately uplifted this end of West Street.  We planted 
trees, we hired Krista Butterfield to install a gorgeous walkway, and we hired another local small business person—James McCain—to design 
and implement a lovely front garden (where a disheveled dumping ground once stood).  We have worked with the city to re-align the uneven, 
treacherous front brick walkway, so passers by would not trip and hurt themselves—particularly in the winter.  In addition to these visible 
external improvements, we have spent more than 100K renovating the inside of the property. 
        At this time in our lives—getting older, son off to New York City, and our beloved Golden Retriever, Beau, now gone—it is time to 
downsize.  It has been time to downsize for several years.  Unfortunately, our house is not selling because we do not have off street parking.  
Inevitably, there have been opportunistic buyers who have offered to buy our home for $100,000 (and even $200,000) less than its value because 
we do not have off street deeded parking. Sadly, the City of Portland has repeatedly denied our requests to install a small and unobtrusive parking 
spot alongside our front hedge area.  These denials come despite the approval of said installation by the Historic  
Board; yes, we have indeed been approved by the Historic Board to install a non conforming curb cut and driveway, yet Mike Bobinsky has 
repeatedly refused to grant us the permit to do so. . We have presented documentation with photos of numerous non conforming and illegally 
installed driveways in the immediate neighborhood.  We have also presented Mr. Bobinsky with the facts that his denial has created a hardship 
for us, yet he has been steadfast in his inflexibility.  Ergo, we have lost numerous buyers: one family on Thomas Street, one family on Deering 
Street, another on Spring Street, another three on Neal Street, et al.  Do you know the perspective that is taken when real property does not sell 
for years; the perspective is that something is wrong with the property being sold.  This is what has happened to our 3600 square foot John 
Calvin Stevens Historic Row Home.  The difficulties experienced with no off street parking, have increased incrementally each year: neighbors 
who have off street parking, but persist in taking up two, three, and even four spaces on an already overburdened street, frequent overnight guests 
who take up spaces, and diners from Aurora Provisions, Caiola’s, Bonobo Pizza, and now the new building on the corner of Brackett and Pine.  
The residents are now outnumbered by the non residents.   
        Avesta Housing is a terrific organization--providing housing opportunities for the less advantaged.  I am in complete support of what 
they do for immigrants (both refugees and asylum seekers) and elderly and low income people.  The issue here is not one against the project per 
se, it is against the hardships that we personally, and collectively, will incur as a result of the proposed development on Carleton Street.  If this 
project is to be given any consideration, it should be done so with the caveat that accommodations must be made to the abutters who will shoulder 
the greatest burden from the project.  I cannot speak to what others in the neighborhood want, but I can tell you what would satisfy me.  What I 
suggest is this: the Maine Medical Building in the rear of our property, used to belong to this block of row homes when JB Brown owned the 
properties as apartments.  In 1978, J B Brown sold these John Calvin Stevens apartments as Row Homes.  J B Brown then sold the rear property 
parking lot and building (which I am told was the garage for these row homes) to Maine Medical Center; a  decision seemingly steeped in 
monetary gain rather than the foresight of what might eventually be a disastrous decision in a growing population.  I ask you this; where were the 
civil engineers and planning board minds at that time? 
        Portland is currently confronted with another daunting decision; should they grant permission to the Avesta project, in a highly populated 
neighborhood where off street parking is very limited, and on street parking is a persistent problem?  If you are giving this project serious 
consideration, I propose the following: 1) allow us to install a driveway 2) work closely with Maine Medical Center to allow the five Row Homes 
to lease for a minimum of twenty years (but preferably for 99 years) with the option to renew, two parking spaces each.  Since these are 
individually owned row homes, the leases should be separate legal contracts, rather than group ones as in condo associations. 
I have had several conversations with Mr. Cloutier, property manager for the rear Maine Medical Pkg. lot, pleading with him to allow us (at our 
expense) to install a gated fence into our back yard so we could park there. His rationale for denying our request (albeit politely and regretfully) 
was based on his presumption that all of the abutters would then make the same request.  The fact is that there are 14 abutting properties.  Of 
those 14, there are five who do not have off street parking.  Those five are the John Calvin Stevens Row homes—which is pretty ironic, wouldn’t 
you agree? 3) post “Resident Parking Only” signs from 5:00 pm until 8:00 am every day, so that residents have priority over business overflow.  
4) paint white parking lines to help minimize irregular parking and to prevent oversized vehicles from taking up two parking spaces.  5) require 
Avesta to limit the parking they are proposing to 15 spaces for tenant occupancy—thus giving present lot renters the other 17 spaces inside their 
proposed building.  I know two Butler school residents who are both elderly and disabled who deserve at the least, a modest accommodation of 
inside parking in the new proposed building; I think this suggestion aligns quite well with Avesta’s purported mission to help the less advantaged. 
        I hope my letter has given you a sliver of the concern that my husband and I have regarding the Avesta project.  Additionally, I hope that 
by personalizing and generalizing the serious and significant parking issues on West Street, you take a long look at the negative impact this 
project will have in the area. 
 
Thank you, 
 
Deborah Boyajian 
Bill Nelligan 
27 West Street 
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Portland, Maine   04102 
(207) 831-6998 
 
 
 
 
 
 
 
 
 



From:  "Your Friend Derek" <derekj@usa.net> 
To: <shukriaw@portlandmaine.gov> 
Date:  6/19/2015 3:31 PM 
Subject:  17 Carleton St proposal 
 
Hi! 
 
I've been interested in this project since I live a block away. So I attended 
the historical zone workshop which I thought was pretty balanced. Then I 
attended the neighborhood meeting hosted by Pinkham & Greer. What a hornet's 
nest! 
 
97.5% of the comments revolved around parking or rather the loss of spaces for 
those using the lot now and the fact that there will be only 31 spaces for a 
37 unit development. A guy from Avesta finally said that the shortage of 
parking in the West End is not their problem, it's the city's problem. No one 
liked that but he was right about that. 
 
Anyway, be prepared to swamped with complaints about parking!! 
 
But I would like to raise another issue. I believe that I saw that Avesta paid 
$13.5 million for the lot. I was surprised they paid so much. I wondered how 
that could be economically feasible, though I admit I know little about the 
low income housing tax credit market.  
 
However, my concern was heightened by two things that were said at the Pinkham 
& Greer meeting. The architect (who seemed like a really decent guy) answered 
a question about why a portion of the shell on the back was a clapboard (I 
think) rather than brick. His answer was that his budget was so tight that to 
put a brick facade in that section would cause the project to go overbudget. 
I'm not a contractor, but it astonished me that something that minor would 
blow out the budget.  
 
My suspicion was confirmed by a gent from Avesta. Almost as an aside, he 
mentioned that they need to put so many "efficiency" units into the building 
to make it economically feasible. In other words, the neighborhood and 
residents of the building have to accept an over-crowded rabbit warren because 
Avesta paid too much for the property. 
 
Why should residents of the building and the whole neighborhood suffer because 
the execs at Avesta made a big mistake and paid way too much for the building? 
Let Avesta take the loss for their own mistake.  
 
Please encourage Avesta to reduce the number of units in the building. 
 
Thanks for taking the time to read this. 
 
Derek Jaskulski 
50 Carleton Street 
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From:  Jen DeRose <jennifer.derose@gmail.com> 
To: <shukriaw@portlandmaine.gov> 
Date:  6/2/2015 4:00 PM 
Subject:  17 Carleton Street Proposal 
Attachments: avesta_policecars.jpg; avesta_ambulance.jpg 
 
Shukria Wiar 
 
shukriaw@portlandmaine.gov 
 
 
 
To whom it may concern: 
 
This email is in regards to the proposed 17 Carleton Street project in the 
West End Historic District. As a resident and landlord at 93 Pine Street 
(which abuts the building proposal), as well as a former editor at Elle 
Decor, House Beautiful, and Interior Designs magazines, I would appreciate 
the planning divisions deep consideration on the following issues: 
 
*1. Parking* 
 
This project proposes 37 units--with only 31 parking spots. Besides not 
even providing enough parking for the proposed units, the project would 
also *displace the dozens of cars* that park there now. With the recent new 
39-unit building West End Place at Pine and Brackett Streets, (and only 32 
parking spots) there has already been a significant impact on parking in 
the area. As an example of how tight the parking situation is, tenants in 
our building recently inquired about the cost of renting one of the 
existing spots in the current lot at 17 Carleton, and were told it was 
already full. 
 
*2. Design* 
 
The buildings in the vicinity of the proposal are architectural treasures 
on a national level. I have edited national design magazines, and I'm sure 
you agree with me, this neighborhood is incredibly special. It's what 
attracts newcomers like me to the city. But a new building that does not 
live up to the existing architectural standards of the neighborhood has a 
detrimental effect. This can be evidenced with the addition of West End 
Place at Brackett and Pine Street. Not only does it not add to the beauty 
of the neighborhood, it actually takes away from it. The proposed building 
design could appear in Bayside, South Portland, or Kansas City--there is no 
consideration for it keeping in within the historic context of the 
neighborhood. It is not harmonious with the landmarked buildings around it. 
If you're going to build new in this neighborhood, then build a beautiful 
design that is as architecturally significant, and Leeas its neighbors. 
 
*3. Height & Scale* 
 
The proposed building is four stories. Many of the buildings around this 
area (including ours at 93 Pine Street) are only three stories and only 
have two exposures. With only windows at the front and back of our building 
(and not on the sides) we greatly benefit from the light the current open 
lot affords. With a new building at this location, the amount of light 
afforded to surrounding units will be dramatically decreased. 
 
*4. Noise* 
 
Adding a large busy building to what is a narrow, one-way road will 
undoubtedly bring noise and disturbances from sirens, delivery traffic, 
private trash removal, dumpsters, and traffic between the two Avesta 
properties. Please see the attached photo from Saturday, Memorial Day 
weekend, May 23, 2015. There were *6 emergency vehicles *extending for half 
the block for an incident that occurred at the Avesta Housing at 77 Pine 
Street. Carleton Street is such a narrow, quiet street, how will it host 
this amount of emergency vehicles? Should this proposal go through, this 
would be happening not only in the front of our building, but also to the 
rear. 
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I urge you to please carefully consider the implications of this building, 
and should this go forward, that it be with a revised design that addresses 
all of these points. 
 
Thank you, 
Jen DeRose 



From:  Jen DeRose <jennifer.derose@gmail.com> 
To: <shukriaw@portlandmaine.gov> 
Date:  6/8/2015 1:03 PM 
Subject:  Fwd: 17 Carleton Street Proposal 
Attachments: avesta_policecars.jpg; avesta_ambulance.jpg; avesta_June4_2015.jpg 
 
Shukria, 
 
I wanted to follow up per my last email regarding the proposal for the 
Avesta housing at Carleton Street. On Thursday, June 4, 2015, there were 
another two police cars called to Avesta's Butler School. (please see 
attached photo.) That's at least* two times that emergency vehicles have 
been there within the last 12 days. * 
 
Are there city records for how often emergency workers are called to 
Avesta's Butler School? 
 
This building is directly across from where a woman was sexually assaulted 
and it seems to me that the city's emergency resources would be much better 
used in patroling the entire neighborhood and keeping the community safe 
rather than continually being called to the same building. Why would the 
city consider allowing Avesta to manage another property when there are 
clear issues with their existing buildings? And how can a narrow, one-way 
street like Carleton handle the continuous emergency vehicles that would be 
called there? 
 
I hope that the planning commission takes the issue of safety into 
consideration when they review this proposal. 
 
Thank you for your time. 
 
Best, 
Jen DeRose 
 
 
 
 
 
 
 
 
---------- Forwarded message ---------- 
From: Jen DeRose <jennifer.derose@gmail.com> 
Date: Tue, Jun 2, 2015 at 3:59 PM 
Subject: 17 Carleton Street Proposal 
To: shukriaw@portlandmaine.gov 
 
 
Shukria Wiar 
 
shukriaw@portlandmaine.gov 
 
 
 
To whom it may concern: 
 
This email is in regards to the proposed 17 Carleton Street project in the 
West End Historic District. As a resident and landlord at 93 Pine Street 
(which abuts the building proposal), as well as a former editor at Elle 
Decor, House Beautiful, and Interior Designs magazines, I would appreciate 
the planning divisions deep consideration on the following issues: 
 
*1. Parking* 
 
This project proposes 37 units--with only 31 parking spots. Besides not 
even providing enough parking for the proposed units, the project would 
also *displace the dozens of cars* that park there now. With the recent new 
39-unit building West End Place at Pine and Brackett Streets, (and only 32 
parking spots) there has already been a significant impact on parking in 
the area. As an example of how tight the parking situation is, tenants in 
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our building recently inquired about the cost of renting one of the 
existing spots in the current lot at 17 Carleton, and were told it was 
already full. 
 
*2. Design* 
 
The buildings in the vicinity of the proposal are architectural treasures 
on a national level. I have edited national design magazines, and I'm sure 
you agree with me, this neighborhood is incredibly special. It's what 
attracts newcomers like me to the city. But a new building that does not 
live up to the existing architectural standards of the neighborhood has a 
detrimental effect. This can be evidenced with the addition of West End 
Place at Brackett and Pine Street. Not only does it not add to the beauty 
of the neighborhood, it actually takes away from it. The proposed building 
design could appear in Bayside, South Portland, or Kansas City--there is no 
consideration for it keeping in within the historic context of the 
neighborhood. It is not harmonious with the landmarked buildings around it. 
If you're going to build new in this neighborhood, then build a beautiful 
design that is as architecturally significant, and Leeas its neighbors. 
 
*3. Height & Scale* 
 
The proposed building is four stories. Many of the buildings around this 
area (including ours at 93 Pine Street) are only three stories and only 
have two exposures. With only windows at the front and back of our building 
(and not on the sides) we greatly benefit from the light the current open 
lot affords. With a new building at this location, the amount of light 
afforded to surrounding units will be dramatically decreased. 
 
*4. Noise* 
 
Adding a large busy building to what is a narrow, one-way road will 
undoubtedly bring noise and disturbances from sirens, delivery traffic, 
private trash removal, dumpsters, and traffic between the two Avesta 
properties. Please see the attached photo from Saturday, Memorial Day 
weekend, May 23, 2015. There were *6 emergency vehicles *extending for half 
the block for an incident that occurred at the Avesta Housing at 77 Pine 
Street. Carleton Street is such a narrow, quiet street, how will it host 
this amount of emergency vehicles? Should this proposal go through, this 
would be happening not only in the front of our building, but also to the 
rear. 
 
I urge you to please carefully consider the implications of this building, 
and should this go forward, that it be with a revised design that addresses 
all of these points. 
 
Thank you, 
Jen DeRose 
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From:  Mason Sears <hmsears@sfmarinausa.com> 
To: <shukriaw@portlandmaine.gov> 
Date:  6/4/2015 11:01 AM 
Subject:  17 carlton St Project 
 
Shukria 
 
Unfortunately ,  I cannot make the public meeting for the 17 carlton St. 
project being held June 11th 
 
I would like to ask how the project  accommodates all the parking for the 
development ?  As I understand it  the development would  directly add 5 
cars to  the on street parking demand, and displace  an additioanl 56 
current parking spaces to the street.  As you are aware,  parking is tight 
already in this neighborhood. 
 
What alternative plan, or  reduce scale of this project does the developer 
have.. 
 
In addition I am concerned that the  Historical consistency of the neighbor 
hood will not be maintained.  The appearance of the building in my mind does 
not fit with  the surrounding buildings.   Having watched the new apartments 
go up  on the corner of pine ,and bracket st  and the  Low level of quality 
of the exterior that presents  to the neighborhood,  I fear that this  will 
also be a  low quality building that will not fare well in the years to 
come. 
 
Will this project site  continue to have  access from the rear of the 
parking lot ( butler school building) or will it have fencing around. 
 
 
Thank you, 
 
Mason Sears 
106 pine st  
Portland me  
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       June 29, 2015 

 

 

Re: FOAA Request 

 

Dear Mr. Penrose: 

 

The following is the City of Portland’s response pursuant to the State’s Freedom of Access law 

(1 M.R.S.A. §§ 401-410) to your FOAA request dated June 19, 2015, seeking a copy of all files 

regarding the original Butler/Payson Site Plan Approval, which you estimate the time frame to 

be between 1970 and 1986. 

  

To date, the Planning Office provided you with a thumb drive that contained all the documents 

stored on the Department’s G:Drive and searched in the City Hall attic for files.  There are no 

Planning Board files for the addresses that you have given.   The planning staff recommended 

that you review the micro-fiche files stored in the Inspection Office. There may be documents 

from the Zoning Board of Appels that are on the micro-fiche, which may address your questions.  

If you would like the administrative staff to make copies of the relevant documents on the 

microfiche, we can compile that information.  If you want copies of all the records, including all 

permits and inspections for this address, please let us know.  I have asked staff in this department 

to search for any and all records responsive to your request and the staff will look once again in 

the attic.  Given the scope of your request it is my estimate that it will take at least 3.5 hours of 

staff time to compile these records.  See 1 M.R.S.A. § 408(4) and (5).  At the statutorily 

established rate of $15 per hour, and the first hour free, the cost for compiling the relevant 

records will therefore be at least $37.50.  If you want copies of all documents from microfiche 

and it is estimated that additional hour would be required.   Additionally as only hard copies of 

these documents are available, copies will be provided at the cost of $0.50 per page.   

   

The City hereby formally requests payment of the above amounts in advance.  See 1 M.R.S.A. § 

408.  To the extent that the time required to compile the requested documents exceeds the 3.5 

hour estimate, the City will notify you before the 3.5 hours has been exceeded with another 

estimate of the additional time that will be required and will similarly require an upfront payment 

for the additional work necessary to compile all of the documents requested.  Overall, due to the 

nature of the documents, only selected city personnel can execute the work necessary to satisfy 

your request.  As these employees have a number of daily responsibilities that must be completed 

prior to work on outside projects, it is estimated that satisfying your request will take 

approximately five days.  
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Please let me know how you wish to proceed. If you have any additional questions, do not 

hesitate to contact me. 

 

Sincerely, 

 

 

Barbara Barhydt 

Development Review Services Manager 

 

 

 

Cc:   Jeff Levine, Director, Planning and Urban Development 

 Jennifer Thompson, Associate Corporation Counsel 

 Shukria Wiar, Planner 

Jennifer Munson, Office Manager 

Lannie Dobson, Administrative Assistant 
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        June 30, 2015 
 
Re: FOAA Request 
 
Dear Mary Doughty: 
 
The following is the City of Portland’s response pursuant to the State’s Freedom of Access law 
(1 M.R.S.A. §§ 401-410) to your FOAA request dated June 23, 2015, seeking a copy of: 
 

Documents of Public Records regarding the site plan applications for 17 Carleton Street, 
Portland, ME pertinent to developments at 30 West Street, 20 West Street and 77 Pine 
Street.  
 

I have asked staff in this department to search for any and all records responsive to your request.  
Given the scope of your request it is my estimate that it will take at least 1 hour of staff time to 
compile these records.  See 1 M.R.S.A. § 408(4) and (5).  At the statutorily established rate of 
$15 per hour, and the first hour free, there are no costs anticipated for compiling the records 
unless the staff time exceeds an hour (see below).    Additionally as only hard copies of these 
documents are available, copies will be provided at the cost of $0.50 per page.   
   
The City hereby formally requests payment of the above amounts in advance.  See 1 M.R.S.A. § 
408.  To the extent that the time required to compile the requested documents exceeds the 1 hour 
estimate, the City will notify you before the 1 hours has been exceeded with another estimate of 
the additional time that will be required and will similarly require an upfront payment for the 
additional work necessary to compile all of the documents requested.  Overall, due to the nature 
of the documents, only selected city personnel can execute the work necessary to satisfy your 
request.  As these employees have a number of daily responsibilities that must be completed 
prior to work on outside projects, it is estimated that satisfying your request will take 
approximately five days.  
   
Please let me know how you wish to proceed. If you have any additional questions, do not 
hesitate to contact me. 
 
Sincerely, 
 
 
 
Barbara Barhydt 
Development Review Services Manager 
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Cc:   Jeff Levine, Director, Planning and Urban Development 
 Jennifer Thompson, Associate Corporation Counsel 
 Shukria Wiar, Planner 

Jennifer Munson, Office Manager 
Lannie Dobson, Administrative Assistant 
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        June 30, 2015 
 
Re: FOAA Request 
 
Dear George Silverman: 
 
The following is the City of Portland’s response pursuant to the State’s Freedom of Access law 
(1 M.R.S.A. §§ 401-410) to your FOAA request dated June 23, 2015, seeking a copy of planning 
files pertaining to 17 Carleton Street parking lot and Butler School project.  
 
I have asked staff in this department to search for any and all records responsive to your request.  
Given the scope of your request it is my estimate that it will take at least 1 hours of staff time to 
compile these records.  See 1 M.R.S.A. § 408(4) and (5).  At the statutorily established rate of 
$15 per hour, and the first hour free, there are no costs anticipated for compiling the records 
unless the staff time exceeds an hour (see below).  Additionally as only hard copies of these 
documents are available, copies will be provided at the cost of $0.50 per page.   
   
The City hereby formally requests payment of the above amounts in advance.  See 1 M.R.S.A. § 
408.  To the extent that the time required to compile the requested documents exceeds the 1 hour 
estimate, the City will notify you before the 1 hours has been exceeded with another estimate of 
the additional time that will be required and will similarly require an upfront payment for the 
additional work necessary to compile all of the documents requested.  Overall, due to the nature 
of the documents, only selected city personnel can execute the work necessary to satisfy your 
request.  As these employees have a number of daily responsibilities that must be completed 
prior to work on outside projects, it is estimated that satisfying your request will take 
approximately five days.  
   
Please let me know how you wish to proceed. If you have any additional questions, do not 
hesitate to contact me. 
 
Sincerely, 
 
 
 
Barbara Barhydt 
Development Review Services Manager 
 
Cc:   Jeff Levine, Director, Planning and Urban Development 
 Jennifer Thompson, Associate Corporation Counsel 
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 Shukria Wiar, Planner 
Jennifer Munson, Office Manager 
Lannie Dobson, Administrative Assistant 
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        June 30, 2015 
 
Re: FOAA Request 
 
Dear Mr. Reinhartsen: 
 
The following is the City of Portland’s response pursuant to the State’s Freedom of Access law 
(1 M.R.S.A. §§ 401-410) to your FOAA request dated June 23, 2015, seeking a copy of planning 
files pertaining to 17 Carleton Street parking lot and Butler School project.  
 
I have asked staff in this department to search for any and all records responsive to your request.  
Given the scope of your request it is my estimate that it will take at least 1 hours of staff time to 
compile these records.  See 1 M.R.S.A. § 408(4) and (5).  At the statutorily established rate of 
$15 per hour, and the first hour free, there are no costs anticipated for compiling the records 
unless the staff time exceeds an hour (see below).  Additionally as only hard copies of these 
documents are available, copies will be provided at the cost of $0.50 per page.   
   
The City hereby formally requests payment of the above amounts in advance.  See 1 M.R.S.A. § 
408.  To the extent that the time required to compile the requested documents exceeds the 1 hour 
estimate, the City will notify you before the 1 hours has been exceeded with another estimate of 
the additional time that will be required and will similarly require an upfront payment for the 
additional work necessary to compile all of the documents requested.  Overall, due to the nature 
of the documents, only selected city personnel can execute the work necessary to satisfy your 
request.  As these employees have a number of daily responsibilities that must be completed 
prior to work on outside projects, it is estimated that satisfying your request will take 
approximately five days.  
   
Please let me know how you wish to proceed. If you have any additional questions, do not 
hesitate to contact me. 
 
Sincerely, 
 
 
 
Barbara Barhydt 
Development Review Services Manager 
 
Cc:   Jeff Levine, Director, Planning and Urban Development 
 Jennifer Thompson, Associate Corporation Counsel 
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 Shukria Wiar, Planner 
Jennifer Munson, Office Manager 
Lannie Dobson, Administrative Assistant 

 



JMY
Typewritten Text
PC16







JMY
Typewritten Text
PC17



JMY
Typewritten Text
PC18











JMY
Typewritten Text
Att. B



















JMY
Typewritten Text
Att. C

JMY
Typewritten Text



















JMY
Typewritten Text
Att. D

JMY
Typewritten Text





















JMY
Typewritten Text
Att. E

JMY
Typewritten Text



JMY
Typewritten Text
Att. F

JMY
Typewritten Text



JMY
Typewritten Text
Att. G

JMY
Typewritten Text





JMY
Typewritten Text
Att. H

JMY
Typewritten Text





JMY
Typewritten Text

JMY
Typewritten Text
Att. I

JMY
Typewritten Text



JMY
Typewritten Text
Att. J

JMY
Typewritten Text



JMY
Typewritten Text

JMY
Typewritten Text
Att. K

JMY
Typewritten Text



JMY
Typewritten Text
Att. L

JMY
Typewritten Text





JMY
Typewritten Text

JMY
Typewritten Text
Att. M

JMY
Typewritten Text



JMY
Typewritten Text
Att. N

JMY
Typewritten Text



JMY
Typewritten Text

JMY
Typewritten Text
Att. O

JMY
Typewritten Text

JMY
Typewritten Text

JMY
Typewritten Text





JMY
Typewritten Text



Relationships. 
Responsiveness. 

Results.

Traffic Impact and

Parking Study

Carleton Street 

Housing Project

Portland, Maine

 

PREPARED FOR:

Avesta Housing

June 2015

SUBMITTED BY:

Gorrill Palmer 

P.O. Box 1237

15 Shaker Road

Gray, ME 04039

207.657.6910

JMY
Typewritten Text
Att. P

JMY
Typewritten Text

JMY
Typewritten Text

JMY
Typewritten Text



1 
 

 
Traffic Impact and Parking Study 

Carleton Street Housing Project 

Portland, Maine 

 

 

I. Introduction 

 

The purpose of this Study is to assess the traffic impact of the proposed senior housing  

development on the one-way Carleton Street in Portland, Maine and to estimate the 

parking demand forecast to be required for the project.  This project will consist of 37 

affordable housing units.  The site is currently accessed by two driveways on the one-

way Carleton Street.  When it is completed it will be accessed by one driveway on 

Carleton Street.   

 

The attached Figure 1 shows the approximate location of the site.   

 

 

II. Existing Traffic Volumes 

 

Gorrill Palmer (GP) completed morning and afternoon turning movement counts at the 

intersections of West Street with Carleton Street and Pine Street with Carleton Street.  

The turning movement counts were collected on Monday April 27, 2015 from 3:30-6:00 

PM and Tuesday April 28, 2015 from 7:00-9:00 AM.  The results of the counts are 
shown on the attached Figure 2.   

 

 

III. Proposed uses in the Vicinity of the Proposed Development 

 

Approved projects that are not yet opened as well as projects for which applications 

have been filed are required to be included in the predevelopment volumes.  Based on 

conversations with Mr. Tom Errico, City of Portland Traffic Peer Reviewer, there are no 

significant projects in the immediate area that need to be included in the background 

traffic. 

   

 

IV. Pre-Development Traffic Volumes 

 

The traffic volumes shown in Figure 2 were counted in April 2015, and have been 

seasonally adjusted to approximate the 30th highest hour of the year using the weekly 

group mean factors published by the MaineDOT.  This seasonal adjustment increases 

the volumes to those that may be experienced during the peak summer months.  The 

seasonal adjustment resulted in an increase of eight percent for the morning and twelve 

percent for the afternoon.   
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In addition to seasonally adjusting the traffic volumes, they are also increased by a yearly 

growth to approximate the build out year of the project.  The proposed project is 

anticipated to be occupied in 2016.  MaineDOT traffic counts in the area show an 

average growth rate of approximately 2.3%.   

 

Traffic volumes shown in Figure 3 reflect both the seasonal and annual adjustments to 

yield the 2016 Predevelopment Design Hour Volumes (DHV).   

 

 

V. Trip Generation 

 

A total of 37 affordable housing units are proposed.   

 

The Institute of Transportation Engineers’ publication Trip Generation Manual, 9th Edition, 

Land Use Code (LUC) 252 – Adult Senior Housing-Attached was utilized to forecast 

trip generation.  The following summarizes the forecast trip generation for the 
proposed development: 

 

 AM Peak Hour of Adjacent Street Traffic = 8 Trip Ends (3 In / 5 Out) 

 PM Peak Hour of Adjacent Street Traffic = 10 Trip Ends (5 In / 5 Out) 

 

A trip end is defined as a trip into or out of the site; thus a round trip is equal to two 

trip ends.  The detailed trip generation calculations are attached.   
 

This level of trip generation does not meet the threshold for filing a Traffic Movement 

Permit with the MaineDOT since it will generate less than 99 trip ends during the peak 

hours.   

 

 

VI. Trip Composition and Assignment 

 

We have assumed that all the trips to and from the site are primary trips made for the 

sole purpose of going to and from the site.  The trip assignment has been based on the 

traffic counts completed at the study area intersections.  The trip assignment is shown 

on the attached Figure 4.   

 

 

VII. Post-Development Traffic Volumes 

 

The pre-development traffic volumes shown in Figure 3 have been combined with the 

traffic forecast for the expansion shown on Figure 4 to yield the Post-development DHV 

shown on the attached Figure 5. 
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VIII. Capacity Analysis 

 

GP completed capacity analyses for both the Carleton Street / West Street and the 

Carleton Street / Pine Street unsignalized intersections.  The analysis was completed 

with Synchro/SimTraffic analysis software.  Levels of service rankings are similar to the 

academic ranking system where an ‘A’ is very good with little control delay and an ‘F’ 

represents very poor conditions.  At an unsignalized intersection, if the level of service 

falls below a ‘D’, an evaluation should be made to determine if mitigation is warranted.   

 

The following table summarized the relationship between control delay and level of 

service:  

Level of Service Criteria for Unsignalized Intersections 

Level of Service Control Delay per Vehicle (sec) 

A Up to 10.0 

B 10.1 to 15.0 

C 15.1 to 25.0 

D 25.1 to 35.0 

E 35.1 to 50.0 

F Greater than 50.0 

 

The results of the capacity analysis are summarized as follows.  The detailed analysis is 

attached.   
 

Level of Service Summary    

Approach 
Level of Service  

AM Pre AM Post PM Pre PM Post 

Carleton / West     

West - WB A A A A 

West - EB A A A A 

Carleton - NB A A A A 

Carleton / Pine     

Pine - WB A A A A 

Pine - EB A A A A 

 

 

 

IX. Sight Line Evaluation 

 

Both the City and Maine Department of Transportation have guidelines for sight 

distances.  The City’s sight distance criteria is the same as the MaineDOT.  The basic 

sight line standards are as follows: 
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Standards for Sight Distance 

Posted Speed (mph) 

 
MaineDOT Sight 

Distance 

 

City of Portland Sight 

Distance  

25 200 200 

30 250 250 

35 305 305 

40 360 360 

45 425 425 

 

The MaineDOT and the City measure sight distance using the same methodology.  GP 

has evaluated the available sight lines at the intersection in accordance with MaineDOT / 

City standards.  

 

The evaluation method is as follows: 

 

Driveway observation point:  10 feet off edge of shoulder 

Height of eye at driveway:  3 ½ feet above ground 

Height of approaching vehicle:   4 ¼ feet above ground 

 

All speed limits in the immediate area are posted 25 mph or not posted and assumed 
to be 25 mph.  The following table summarizes the measured sight distances.  

 

Sight Distance Summary 

Approach 

Sight Distance  

Looking 

Left (ft)  

Looking 

Right (ft) 

MaineDOT 

Required 

(ft) 

Portland 

Required 

(ft) 

Exiting driveway onto 

Carleton* 

75 N/A 200 200 

Exiting driveway onto West 100 250 200 200 

Exiting driveway onto Pine 250 +250 200 200 

  *Carleton Street is one-way 

 

As summarized in the table, most of the sight distances meet or exceed the 

requirements.  The sight distances exiting the site onto Carleton Street looking left and 

exiting onto West Street looking left are less than the required due to on-street 

parked cars.  This is common on a downtown street.  It is our opinion, that the 

required sight distance could be achieved by restricting parked vehicles adjacent to the 

driveways as a driver looks left exiting both Carleton Street and onto West Street.  

We understand that parking is a sensitive issue and the decision to restrict on-street 

parking to obtain the required sight distance is the jurisdiction of the City.  GP also 

recommends that all plantings that have the potential to block sight distances not 

exceed 2 feet in height and be maintained at or below that height.  In addition, signage 
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should be located such that it does not interfere with sight lines.  We also recommend 

that during construction, if heavy equipment is entering and exiting into the site, that 

appropriate measures, such as signage and flag persons, be utilized in accordance with 

the Manual on Uniform Traffic Control Devices.   

 

 

X. Crash Summary Data 

 

GP obtained the crash data from MaineDOT for the period of 2012-2014, the most 

recent period available at the time this study was prepared (attached).   

 

In order to evaluate whether a location has a crash problem, MaineDOT uses two 

criteria to define a High Crash Location (HCL).  Both criteria must be met in order to 

be classified as an HCL. 

 

1. A critical rate factor of 1.00 or more for a three-year period.  (A Critical Rate 

Factor {CRF} compares the actual crash rate to the rate for similar intersections 

in the state.  A CRF of less than 1.00 indicates a rate of less than average) and:  

 

2. A minimum of eight crashes over the same three-year period. 

 

Based on the crash data provided by MaineDOT, there are no high crash locations 

within the immediate vicinity.   

 

 

XI. Parking Demand  
 

Our office reviewed parking data from other projects we have on file in our office in 

estimating an appropriate parking ratio for this project.  That data is summarized as 

follows:  

 As part of studies for similar projects in the past, our office examined the 

parking occupancy of apartment buildings in downtown Portland with dedicated 

parking lots, either behind or within the building as part of another application.  

Our office completed parking occupancy counts from 10-11 PM (within the peak 

period, based on ITE and ULI data) at 53 Danforth Street, 645 Congress Street, 

and Walker Terrace (at the corner of Congress and Walker Street) on Tuesday, 

October 26, 2010. 

 

In addition, we referenced the parking supply for Franklin Towers and Oak 

Street Lofts.  Franklin Towers has 200 units, and based upon aerial data, a 

parking supply of 58 spaces.  Oak Street Lofts has 37 units, and 16 parking 

spaces, although it should be noted that half of these spaces (eight) are for 

motorcycles.  For the purposes of this letter, it is assumed that peak demand at 

both of these facilities are at 100 percent occupancy.   
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Based on the occupancy counts, the following parking demand was determined: 

 

53 Danforth:                      43 units, 29 spaces occupied                           =          0.67 spaces/unit 

645 Congress:                    56 units, 28 spaces occupied                           =          0.50 spaces/unit 

Walker Terrace:                 40 units, 20 spaces occupied                           =          0.50 spaces/unit 

Oak Street Lofts:                37 units, 16 spaces occupied *                  =          0.43 spaces/unit 

Franklin Towers:                200 units, 58 spaces occupied **                      =          0.29 spaces/unit 

                                                                                                AVERAGE:                 0.48 spaces/unit             

*Assumes 100% occupancy at Oak Street. 

** Assumes 58 spaces based upon aerial imagery, and 100% occupancy at Franklin Towers. 

This information indicates that within the Portland Peninsula, parking demand at similar 

facilities is an average of 0.48 spaces per apartment with a high of 0.67.  Applying these 

rates to the proposed 37 units, yields an average forecast parking demand of 18 parking 

spaces and a high of 25 spaces, both of which are well below the proposed 31 spaces 

(includes 7 handicap spaces).  In addition, the facility is planning to be set up with ride 

share, which will further reduce parking demand by approximately 7 parking spaces, 
lowering the demand to 11 to 18 parking spaces.  

 

XII. Conclusions / Recommendations 

 

The following is a summary of the Conclusions / Recommendations: 

 

1. The proposed expansion project is forecast to generate 8 trip ends and 10 trip 

ends during the AM and PM peak hours respectively.  This level of trip 

generation does not require a MaineDOT traffic movement permit. 

 

2. The capacity analysis shows the existing unsignalized intersections are forecast 

to operate at acceptable levels of service with the proposed project having 

minimal negative impact. 

 

3. Most sight distances at the immediate access to the site meet or exceed the 

sight distance requirements.  However; two of the sight distances are less than 

required due to on-street parking.  

 

4. The MaineDOT crash data indicates there are no high crash locations in the 

immediate area.   

 

5. Parking demand for the site is forecast at approximately 11 to 18 parking 

spaces, well below the proposed 31 parking spaces. 

 



7 
 

6. In our opinion, the proposed project will have minimal negative impact on the 

surrounding roadway network and the surrounding roadway network has the 

capacity to accommodate the proposed project.   
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From:  Drew Wing <DWing@avestahousing.org> 
To: Shukria Wiar <SHUKRIAW@portlandmaine.gov> 
CC: Seth Parker <SParker@avestahousing.org> 
Date:  6/17/2015 8:57 AM 
Subject:  FW: Carleton Response 
Attachments: Letter from Marge Schmuckal.pdf; TRAFFIC and  PARKING STUDY_06-15-2015.pdf 
 
 
Hi Shukria, 
 
Please find responses to your questions below: 
 
We  are requesting more information on the proposed project.  Please submit a Parking Demand Analysis for both the Butler School and the 
new proposed project at 17 Carleton Street.  We would also like to see more information for the Butler School property, for example how many 
units are in the building, how many are handicapped, how many parking spaces are leased to the tenants. etc.  Also, please provide 
documentation of any restrictions, easements, commitment, or burdens for the parking lot. 
 
Response: 
 
 
*         The Butler School has 39 units, it is currently under renovation and upon completion will have 5 ADA units. There are 10 cars from the 
Butler School that are currently using the parking lot at 17 Carleton Street.  Per the attached letter from Marge Schmuckal, dated October 15, 
2009, you will see that there are no off street parking requirements for the Butler School.   In refinancing the Butler School for the current 
renovations we agreed to provide 2 ADA parking spaces as required by Maine State Housing Authority.  There are no other parking 
requirements for the Butler School. 
 
 
 
*         17 Carleton Street has a total of 58 parking spaces.  With the exception of the 10 spaces which we have allowed Butler residents to use 
at no cost, we rent the remaining spaces on a month to month basis.  We have no documentation or knowledge of any long term parking 
agreements with users of 17 Carleton Street. 
 
 
 
*         There are no other restrictions, easements, commitments or burdens that encumber the lot.  The development as we have proposed 
meets the zoning requirements of the R-6 zone.   Per our calculations the density allows 42 units we are proposing 37.  The proposed parking is 
supported by both the zoning ordinance and the traffic/parking analysis attached.  We have proposed that 18 of the 31 spaces proposed would be 
required to serve 17 Carleton Street, the remaining 13 spaces would satisfy the required 2 ADA spaces for Butler School the balance of 11 spaces 
would serve Butler residents. 
 
 
Thank you, 
 
 
Drew Wing 
Development Officer 
Avesta Housing 
307 Cumberland Ave 
Portland, ME 
207-245-3340 
www.avestahousing.org<http://www.avestahousing.org/> 
 
 

JMY
Typewritten Text
Att. Q

JMY
Typewritten Text



From:  Drew Wing <DWing@avestahousing.org> 
To: Tom Errico <thomas.errico@tylin.com> 
CC: Shukria Wiar <SHUKRIAW@portlandmaine.gov>, Randy Dunton <RDunton@gorrillpalmer.com> 
Date:  6/30/2015 9:44 AM 
Subject:  RE: 17 Carleton Street. 
Attachments: Avesta Parking Lease.docx 
 
Hi Tom- 
 
Randy Dunton will be forwarding you the updated parking analysis this afternoon.  You  also inquired about data that we have regarding who is 
currently parking at the 17 Carleton Street Lot.  As a matter of client confidentiality we cannot release specific names or addresses but I’m 
hoping the following will suffice for your purposes. 
 
Parking Information: 
10 – spaces occupied by residents of Butler School 
43 – Spaces occupied by addresses on Pine Street within close proximity to site 
 2 – Spaces with addresses on Silver Street 
3 – Spaces with addresses on Carleton Street within close proximity. 
 
 
·         3 of the spaces appear to be used by small businesses, possibly for employee parking. 
 
 
·         There are several users who lease multiple parking spaces. 
 
As previously represented there are no agreements in place which bind Avesta to meeting the parking requirements of other properties with the 
exception of 2 ADA spaces which we provide to Butler School.  I have attached a sample lease which we use for leasing the parking spaces. 
 
I hope this information is helpful and please let me know if you have any questions. 
 
Thank You, 
Drew Wing 
Development Officer 
Avesta Housing 
307 Cumberland Ave 
Portland, ME 
207-245-3340 
www.avestahousing.org<http://www.avestahousing.org/> 
 
 
 
 
From: Tom Errico [mailto:thomas.errico@tylin.com] 
Sent: Wednesday, June 24, 2015 3:50 PM 
To: Shukria Wiar; Drew Wing 
Subject: RE: 17 Carleton Street. 
 
Hi Drew – I will be on vacation the week of July 6th, so I would like to get my preliminary finding to Shukria on July 2nd.  I know this is tight, 
but I will do what I can to accelerate my review next week. 
Thanks 
 
Thomas A. Errico, PE 
Senior Associate 
Traffic Engineering Director 
[T.Y. Lin International]T.Y. Lin International 
12 Northbrook Drive 
Falmouth, ME 04105 
207.781.4721 (main) 
207.347.4354 (direct) 
207.400.0719 (mobile) 
207.781.4753 (fax) 
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com> 
Visit us online at www.tylin.com<http://www.tylin.com> 
Twitter | Facebook | LinkedIn | YouTube 
 
"One Vision, One Company" 
 
Please consider the environment before printing. 
 
From: Shukria Wiar [mailto:SHUKRIAW@portlandmaine.gov] 



Sent: Wednesday, June 24, 2015 3:31 PM 
To: Drew Wing 
Cc: Tom Errico 
Subject: Re: 17 Carleton Street. 
 
Hello Drew: 
 
The deadline for the revised plans and information is June 30th at noon so I can distribute them on Wednesday July 1st for staff review (we meet 
every Wednesday for Development Review).  This will give them a week to review and give me comments.  My report to the Planning Board 
needs to be done by Thursday July 9th. 
 
Please do not hesitate to contact me if you have any questions. 
 
Thank you. 
 
Shukria 
 
Shukria Wiar, Planner 
Planning Division, City of Portland 
389 Congress Street 
Portland, ME 04101 
Ph:  207-756-8083 
Fax: 207-756-8258 
 
 
>>> Drew Wing <DWing@avestahousing.org<mailto:DWing@avestahousing.org>> 6/24/2015 11:52 AM >>> 
Hi Shukria, 
 
I’m just checking in to see if there is anything you need and what the deadline would be for submitting information to your office for our July 
14th meeting. 
 
We will be coordinate with Tom on the updated parking analysis he requested.   Tom, Randy will be reviewing the proposed scope with you 
prior to conducting the study.  Can you please let me know your deadline for submitting the updated info to you. 
 
Thank you, 
 
 
Drew Wing 
Development Officer 
Avesta Housing 
307 Cumberland Ave 
Portland, ME 
207-245-3340 
www.avestahousing.org<http://www.avestahousing.org/> 
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ORDERING2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

www.beaconproducts.com

Type:

Project Name:

Notes:

DETAILS

rev. 02.04.2015

VIPER - SMALL (LED)
Small Viper Luminaire

Max Weight:  15.0 lbs         
Max EPA: 0.67 sq ft

Accepts 2 3/8” OD 
tenon, min 4” long.

PK2 2-3/8” Adjustable Knuckle

Front

SF2 2-3/8” OD Slip Fitter

RA Rectangular Arm

Side View

Side View

Back View

Back View

Sample VP-S 30NB-90 5K T5R UNV PCR-TL SF2 GENIXX BLC RA BBT

Ordering / / / / / / / / /

A B C D E F G H I J K

16 3/4”

22 3/4”

11
 1

/4
”

4 1/8”

MOUNTING OPTIONS

18 3/4”

6 5/8”

WB Wall Bracket

23 3/4”

6”

5 1/2”

5” 2 
3/

8”

1”

1/2”

6”

CERTIFICATIONS/LISTINGS

Certification Data: UL/cUL Wet Location Listed, LM79/
LM80 Compliant, IDA Approved, 3G Vibration Rated, 
DesignLights Consortium® Qualified3

A. MODEL G. SENSOR OPTIONS

VP-S Viper - Small OCS occupancy sensor (on/off)

MDD motion dimming detector

B. ENGINE-WATTS

22NB-50 50 Watts - LED Array H. CONTROL OPTIONS

22NB-70 70 Watts - LED Array GENI-XX Energeni5

30NB-70 70 Watts - LED Array

30NB-90 90 Watts - LED Array I. HOUSE SIDE SHIELD OPTIONS

HSS-90 house side shield 90°

C. CCT - COLOR TEMP HSS-180 house side shield 180°

5K 5000K (std.) BLC backlight control4

4K 4000K

3K 3000K J. MOUNTING OPTIONS

RA rectangular arm

D. OPTICS6 SF2 2 3/8” OD slip-fitter

T1 type I PK2 2 3/8” adjustable knuckle

T2 type II WB wall bracket

T3 type III

T4 type IV K. COLOR

T5R type V, rectangular BBT basic black textured

T5QM type V, square medium BMT black matte textured

T5W type V, round wide WHT white textured

FR front row auto optic MBT metallic bronze textured

BZT bronze textured

E. VOLTAGE DBT dark bronze textured

UNV 120-277V GYS gray smooth

347V 347V DPS dark platinum smooth

480V 480V GNT green textured

MST metallic silver textured

F. ELECTRICAL OPTIONS MTT metallic titanium textured

PCR-TL photocell, twist-lock OWI old world iron

PCR-SC photocell, shorting cap RAL ______________

2PF dual power feed 1,2

1 not available with 64NB-135
2 not available @ 347V or 480V input
3 DesignLights Consortium Qualified. Refer to www.designlights.org Qualified Products List 
under Family Models for details.
4 T4 optic only
5 When ordering Energeni, specify the routine setting code (example GENI-04).  See Energeni 
brochure and instructions for setting table and options. Not available with sensor options.
6 To rotate optics Left or right 90 degrees, specify L or R after the optical distribution example T4L.
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SPECIFICATION2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

rev. 02.04.2015

Due to our continued efforts to improve our products, product specifications are subject to 
change without notice.

Surge Protector: The on-board surge protector shall be a UL recognized component 
for the United States and Canada and have a surge current rating of 20,000 Amps using 
the industry standard 8/20 pSec wave. The LSP shall have a clamping voltage of 825V 
and surge rating of 540J. The case shall be a high-temperature, flame resistant plastic 
enclosure. 

Fasteners: All fasteners shall be stainless steel. When tamper resistant fasteners are 
required, spanner HD (snake eye) style shall be provided (special tool required, consult 
factory). 

Color Rendering Index (CRI): Luminaire shall have a minimum CRI of 67 at 5000K. 

Operating Environment: Shall be able to operate normally in ambient temperatures 
from -40°C to 40°C 

Finish: Finish shall be a Beacote V polyester powder-coat electro-statically applied and 
thermocured. Beacote V finish shall consist of a five stage iron phosphate chemical pre-
treatment regimen with a polymer primer sealer, oven dry off, and top coated with a 
thermoset super TGIC polyester powder coat finish. The finish shall meet the AAMA 
605.2 performance specification which includes passing a 3000 hour salt spray test for 
corrosion resistance and resists cracking or loss of adhesion per ASTM D522 and resists 
surface impacts of up to 160 inch-pound.

Agency Certification: The luminaire shall bear a CSA label and be marked suitable for 
wet locations. The Beacon Viper is approved by the International Dark-Sky association 
as a dark sky friendly fixture.

Warranty: Beacon luminaires feature a 5 year limited warranty. Beacon LED luminaires 
with LED arrays feature a 5 year limited warranty covering the LED arrays. LED drivers are 
covered by a 5 year limited warranty. PIR sensors carry a 5 year limited warranty from the 
sensor manufacturer. See Warranty Information on www.beaconproducts.com complete 
details and exclusions.     

VIPER - SMALL (LED)
Small Viper Luminaire

Max Weight:  15.0 lbs         
Max EPA: 0.67 sq ft

Power/Lumens & Distrubutions

General: The Beacon Viper luminaire is available in two sizes with a wide choice of 
different LED Wattage configurations and optical distributions designed to replace HID 
lighting up to 1000W MH or HPS and with 5 different mounting options for application in 
a wide variety of new and existing installations. Luminaires are suitable for wet locations. 

Bezel Optic System: Each Viper luminaire is supplied with an one piece optical car-
tridge system consisting of an LED engine, LED lamps, optics, gasket and stainless 
steel bezel. The cartridge is held together with internal brass standoffs soldered to the 
board so that it can be field replaced as a one piece optical system. Two-piece silicone 
and micro-cellular polyurethane foam gasket ensures a weather-proof seal around each 
individual LED. 

The optical cartridge is secured to the die cast housing with fasteners. The optics are 
held in place without the use of adhesives. The cartridge assembly is available in various 
lighting distributions using TIR designed acrylic optical lenses over each LED. 

Lifeshield™ Circuit: Thermal circuit shall protect the luminaire from excessive tempera-
ture by interfacing with the 0-10V dimmable drivers to reduce drive current as necessary. 
The factory-preset temperature limits shall be designed to ensure maximum hours of 
operation to assure L70 rated lumen maintenance. The device shall activate at a specific, 
factory-preset temperature, and progressively reduce power over a finite temperature 
range. 

A luminaire equipped with the device may be reliably operated in any ambient tem-
perature up to 55ºC (131ºF). The thermal circuit will allow higher maximum Wattages 
than would be permissible on an unregulated luminaire (if some variation in light output 
is permissible), without risk of premature LED failure or lumen depreciation. Operation 
shall be smooth and undetectable to the eye. Thermal circuit shall directly measure the 
temperature at the LED solder point. Thermal circuit shall consist of surface mounted 
components mounted on the LED engine (printed circuit board). For maximum simplicity 
and reliability, the device shall have no dedicated enclosure, circuit board, wiring harness, 
gaskets, or hardware. Device shall have no moving parts, and shall operate entirely at 
low voltage. The device shall be located in an area of the luminaire that is protected 
from the elements. Thermal circuit shall be designed to “fail on”, allowing the luminaire 
to revert to full power in the event of an interruption of its power supply, or faulty wiring 
connection to the drivers. 

Device shall be able to co-exist with other 0-10V control devices (occupancy sensors, 
external dimmers, etc.). The device will effectively control the solder point temperature as 
needed; otherwise it will allow the other control device(s) to function unimpeded. 

Printed Circuit Board (PCB): Aluminum thermal clad board with 0.062” thick aluminum 
base layer, thermally conductive dielectric layer, 0.0014” thick copper circuit layer cir-
cuit layer designed with copper pours to minimize thermal impedance across dielectric. 
Board will be mounted to the heat sink using minimum 12 #4-40 screws to ensure con-
tact with thermal pad and heat sink. Use of thermal grease will not be allowed. 

Housing and LED Thermal Management: The Viper’ monolithic housing design cre-
ates over 4.5 square feet (small Viper) or 7.7 square feet (large Viper) of heat-sinking sur-
face area. Vertical fins, combined with flow-thru openings prevent sediment and moisture 
buildup on critical heat sinking surfaces without the need for grates, screens or other 
debris control tactics. The Viper housing, electrical compartment and fitter are made 
from die cast aluminum that is pre-treated and powder-coated to meet the most rugged 
industry standards. The finish is corrosion resistant to meet ASTMB-117, resists cracking 
or loss of adhesion per ASTM D522, resists surface impacts of up to 160 inch-pound. All 
external hardware is corrosion resistant.  The housing serves as a heat-sink for the LED 
bezel with a separate compartment for the drivers. 

Electrical Assembly: The fixture electrical compartment shall contain all LED driver 
components and shall be provided with a push-button terminal block for AC power 
connections. The housing is designed for an optional twist lock photo control receptacle.

Accessibility: Although the Viper luminaire is designed to operate for many years with-
out maintenance, accessibility is a key component in its design. The Drivers are mounted 
on a removable door that is secured with keyslotted screws and hinges down for conve-
nient access. The drivers are field replaceable using quick disconnects. 

Drivers: Luminaires are equipped with an LED driver that accepts 100V through 277V, 
50 Hz to 60 Hz (UNIV), or a driver that accepts 347V or 480V input. Power factor is .92 
at full load. All electrical components are rated at 50,000 hours at full load and 25°C am-
bient conditions per MIL- 217F Notice 2. Dimming drivers are standard, with connections 
for external dimming equipment available upon request. Component-to-component wir-
ing within the luminaire may carry no more than 80% of rated load and is listed by UL for 
use at 600VAC at 50°C or higher. Plug disconnects are listed by UL for use at 600 VAC, 
13A or higher. 13A rating applies to primary (AC) side only. 

Engine Wattage
Delivered 
Lumens

(varies by optic)

Delivered
LPW

TM21 Calculated % Lumen 
Maint. 

at 100,000 hrs

22NB 50 4700-5020 93-103 96.19%

22NB 70 5780-6200 82-103 85.79%

30NB 70 6408-6850 91-103 95.02%

30NB 90 7700-8260 85-97 85.79%

TM21 is the framework for taking LM-80 data and making useful LED lifetime projec-
tions. Reported and Calculated Lifetimes shown are based on hours at the time of 
this printing.  For current Reported and Calculated hours please contact factory or 
Beacon’s web-site.

CCT  (COLOR TEMP) 
Lumen Output 
Multipliers

CRI 
(Color Rendering)

5000K = 1.0 min  67 CRI

4000K = .92 min  70 CRI

3000K = .75 min  80 CRI

DRILL PATTERN

4” Suggested distance 
from top of pole

2.50”

2X Ø5/16”

Ø5/8”

Rectangular Arm

Ø4” Pole
Ø5” Pole

Ø6” Pole
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Carlton Street Neighborhood Meeting 

June 11, 2015 

Drew Wing explained who Avesta Housing was, and provided an overview of project. 
Tom Greer reviewed site layout, drainage utilities  
David Lloyd gave overview of design  
 
Following are comments made after presentation: 

1. Are tenants certified, is there a screening process, Answer, yes we requests references from 
past landlords, do credit checks, and background checks for criminal history, including sex 
offenders.  
 

2. Tom Geer had a discussion about the sewer capacity and flooding during heavy rains. His 
response was that the city reviews our application and they have a city wide sewer/storm water 
separation projects. 
 

3. Can the existing sewers meet the capacity for this building being added to the system, answer 
yes but some neighbors complained about system being overloaded and having sewers back up. 
 

4. How many people will be in each unit? Answer possibly one or two in one bed units, possibly 2 
or 3 in two bed units. 
 

5. How do you know how much parking you need? 1. Answer- A parking analysis will be conducted 
across a number of properties on the peninsula including our existing properties.  It is common 
for Avesta to request a reduction in the 1:1 parking ratio of .7 parking spaces per unit.  We 
anticipate our actual usage will be less than this.  
 

6. Several people expressed that there is a parking problem in the west end and that this project 
will exasperate it as the existing 58 cars parking there will no longer be able to park in the lot. 
Asked if there are parking lease agreements in place. Answer, Avesta leases parking spaces but 
is unaware of any long term leases or agreements which are tied to parking requirements.   
 

7. Question asked if any of the nearby developments used parking in their lot to receive their 
approvals. Answer, not to our knowledge. 
  

8. Why can’t this be senior housing?   
 

9. One comment that this is not a good fit for the neighborhood this is not a low income 
neighborhood. 
 



10. Question on how rents are established and income levels required for people living there. 
Answer, income levels and the associated rents are established by Maine Housing.  

11. Comment that this project is a cash cow for Avesta. Answer, Avesta is a nonprofit with a mission 
statement to provide affordable housing. 
 

12. Comment that there are 58 air B&B in the west end, where are they going to park? 
 

13. Does this project have restrictive covenants? Answer, yes 45 years for low income. 
 

14. Comments from one gentleman asking about files on neighboring properties like the Butler 
School and 20 West Street, they can’t be found at City Hall.  
 

15. Where do people from 20 West Street Park? Answer, Avesta will share any and all files that it 
finds in relationship to this project. 
 

16. Where are the people from Butler School going to park?  Answer, we believe we have sufficient 
parking to meet the parking needs of the new development and potentially continue to allow a 
limited number of Butler cars to use the lot and we have done previously.   There is no city 
parking requirements for the Butler School.   We have committed to providing 2 ADA spaces in 
the lot for the Butler School. 
 

17. Discussion about emergency vehicle access to the site: Tom Greer explained how access to 
building can be accomplished. 
 

18. Comment of support for economic diversity and that parking in the west end is a city problem 
not Avesta’s to solve. 
 

19. Comments on building, someone does not like 4th floor with copper siding, does not like 
clapboard on east face of building. 
 

20. Comment why does Avesta want to build here? Answer Avesta is interested in smart growth 
areas like this site. 
 

21. Comment there is no need for this type of housing. 
 

22. Do you screen potential tenants answer, yes and explained. 
 

23. Comment that allowing units to have access to garden area in front of their unit will lead to a 
trashy site condition. 
 

24. Where will construction workers park when it is under construction? Answer, not determined at 
this time. 



 
25. Asked what rents will be. Answer, given in ranges, determined by income advised to look at 

MSHA web site to see how rents are determined. 
 

26. Question where can I get a handicap parking sticker? 
 

27. Question about water runoff. Answer, Tom Greer went over how water will be collected on site.  
 

28. Questions and concerns about snow storage and removal and noise of trucks removing snow. 
 

29. Have you been to see the site? Answer, yes. 
 

30. What will Avesta pay in Taxes? Could not be answered at this time. 
 

31. Comment that they believe design has improved greatly since last meeting at Historic 
Preservation but still has a long way to go.  Answer, neighbor encouraged to be at next HP 
meeting to give their input.  

Conclusion for architect of neighbors’ comments. The building design is moving in the right direction. 
Neighbors need assurance that existing sewer and storm lines are sufficient for this project. Parking was 
the biggest concern expressed by the neighbors and their major concern seems to be the loss of the 
existing 58 parking spaces on site. 
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Type Symbol

Calculation Summary
Label Avg Max Min Qty Lum. Lumens LLF Lum. WattsAvg/Min Max/Min
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OFF PROPERTY 0.02 0.7 0.0 N.A. N.A.
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Description
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3 3558 0.900 50 VP-S/22NB-50/BLC/5K
A3 2 4710 0.900 50 22NB-50-T3-5K
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48 Union Wharf   Portland, Maine 04101
Carleton Street, Portland, Maine

JUNE 4, 2015CARLETON STREET
A2.1

0 4' - 0"2' - 0" 8' - 0" 16' - 0" 1/8" = 1'-0"
1 WEST ELEVATION

0 4' - 0"2' - 0" 8' - 0" 16' - 0" 1/8" = 1'-0"
2 EAST ELEVATION

0 4' - 0"2' - 0" 8' - 0" 16' - 0" 1/8" = 1'-0"
3 NORTH ELEVATION

0 4' - 0"2' - 0" 8' - 0" 16' - 0" 1/8" = 1'-0"
4 SOUTH ELEVATION

GENERAL NOTES:
1. AVERAGE GRADE BY DEFINITION: 4 CORNER AVERAGE

GRADE - NW 141.2' + NE 142.0' + SE 141.1' + SW 141.5' =
565.8' / 4 = 141'-5" (AVERAGE GRADE)

2. BUILDING HEIGHT: THE VERTICAL MEASUREMENT FROM
AVERAGE GRADE TO HIGHEST POINT OF THE ROOF
BEAMS = 41'-10 1/2" 
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Memorandum          
Planning and Urban Development Department 
Planning Division 
 

To: Stuart O’Brien, Chair and Members of the Portland Planning Board  

From: Jean Fraser, Planner   

Date: July 10, 2015 

Re: Level III Site Plan and Subdivision; 605 Stevens Avenue;  

  Motherhouse Associates, LP & Sea Coast at Baxter Woods Associates, LLC, Applicant 

  Project #: 2015-110 CBL:  136 E006001 

Meeting Date:   July 14, 2015 

 

I.  INTRODUCTION 

Motherhouse Associates, LP & Sea Coast at Baxter Woods Associates, LLC have requested a Level III 

site plan and subdivision review for the proposed rehabilitation of the former St. Joseph’s Convent 

(known as the Motherhouse) at 605 Stevens Avenue into 88 units of senior housing, comprising 66 

affordable units and 22 market rate units along with 73 parking spaces with 9 handicap spaces.  
 

The Planning Board is required by ordinance to give this application an expedited review. 
 

The Motherhouse is located on the 4.39 acre Lot 3 

of a proposed 4-lot subdivision of the overall 18.98 

acre property that is being purchased from the 

Sisters of Mercy. 
   

The site is subject to the recently approved R5A 

Map and Text amendments that the Planning Board 

considered earlier this year.  The Council approved 

the Text amendments exactly as recommended by 

the Planning Board, but amended the map so that 

the R5A zone applied to a smaller area and resulted 

in a lower density for the development parcel 

comprising Lots 3 and 4. 
 

The amended R5A zone includes the Motherhouse 

building itself  (see aerial to right) but 1.73 acres of 

the site along Stevens Avenue and Baxter Woods is 

in the R5 zone. 
 

The applicant has confirmed (Cover letter)  that a Master Development Plan application for Lot #4 (the 

open land mostly to the rear of the Motherhouse) will follow on from this application. 
 

The review includes three reviews: 
 

 Subdivision Review (Section 14-497)  of the overall lot split into 4 lots, including Lot #3 for the 

Motherhouse; 

 Subdivision Review (Section 14-497)   of the division of the Motherhouse into 88 units; 

 Site plan Review (Section 14-526) of the proposed multifamily development of 88 apartments. 
 

The application does not include any waiver requests. 
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A notice of this Workshop was sent to 127 property owners within 500 feet and interested citizens, and 

appeared in the July 3
rd

 / 7
th

,  2015 editions of the Portland Press-Herald.  A Neighborhood Meeting will 

be required for this project.  As of the time of completing this Memo, one public comment on this site 

plan/subdivision application has been received (PC SP 1) and any additional comments received as from 

now until the Workshop will be circulated at the Workshop. 
 

II. PROJECT DATA 
Existing Zoning  

  

R5:   1.73 acres 

R5A (recently approved):  2.66 acres 

Existing Use    

Proposed Use  

  

Multi-family senior residential  

Proposed Development 

Program 

66 affordable and 22 market rate senior apartment, of which 20 are 1 bedroom and 

48 are studio 

Parcel Size  

  

191,056 sq ft  (Lot #3 Motherhouse) 

 Existing Proposed Net Change 

Building Footprint 24,065 SF 24,065 SF 0 SF 

Building Floor Area 102,241 SF 102,241 SF 0 SF 

Impervious Surface Area 167, 748 SF 168,047 SF 299 SF  (see Peer Engineer comments 

Parking Spaces (on site) 34+ 73 39 

Bicycle Parking Spaces 0 12 + 24 inside 36 

Estimated Cost of Project TBD 
   

III. BACKGROUND AND EXISTING 

CONDITIONS 

a. Background 

The Board considered the zoning amendment request 

in the spring and the council has approved the Map 

Amendment as shown in the plan at right. 

 

 

 

 

 

 

 

 

 

b.  Existing Conditions 

The existing Motherhouse building is a 5-story building dating 1909 and 1921 and set back about 125 feet 

from Stevens Avenue.  It is a vacant building with historical importance and eligible for designation as a 

local landmark, although currently it has no historic designation.  The “Smith” Wing part of the building 
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is not included in the proposal as it is currently occupied and will be separated as a second condominium 

unit.  

 

 

IV. PROPOSED DEVELOPMENT 

The applicant has described the proposal in detail at the beginning of the main application document 

(Attachment A) and in summary includes: 

Subdivision:  Creation of 88 units within the Motherhouse (see Sectional Recording Plat) and 4 lots 

within the overall site:   

 Lot 1:  St Catherines Hall (2.36 acres) 

 Lot 2:  Catherine McAuley High School (3.18 acres) 

 Lot 3:  Motherhouse (4.39 acres) 

 Lot 4:  Open area and fields (9.05 acres) 

Site Plan: 

 Rehabilitation of the main Motherhouse building for 66 affordable housing units and 22 market 

rate units -  with a mix of 68 studio and 20 single bedroom apartments 

 Redesign of the existing high school parking lot to better organize access and parking 

 Creation of a rear main ADA entrance and associated drop-off and parking areas; 

 New walkways to create an interconnected walkway system; 

 Stormwater measures 

 Landscaping.  
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V.  RIGHT, TITLE AND INTEREST; FINANCIAL & TECHNICAL CAPACITY &   

  SUMISSION REQUIREMENTS 

The application is complete and includes all the required elements. 

VI. ZONING ANALYSIS 

The applicant has provided a table (Exhibit 5 of Attachment A) showing that the proposals meet the 

relevant zoning requirements. Based on the areas within the R5 and R5A zones, a total of 88 units can be 

created on Lot #3. 
 

V. SUBDIVISION REVIEW (Section 14-497(a)) 

The proposed development has been reviewed by staff for conformance with the relevant review standards 

of the City of Portland’s subdivision ordinance.  Staff preliminary comments are included where staff 

have identified issues, but the Board should note that some reviewers have not been able to provide 

comments due to the holiday week and further comments will be available at the Workshop. 
 

1. Water, Air Pollution  

The Peer Engineer (Attachment 2) has indicated that the proposed stormwater quality treatment is 

acceptable. 
 

2 & 3. Adequacy of Water Supply 

The applicant has provided evidence of capacity from the Portland Water District (Exhibit 14 of 

Attachment A).   
 

4. Soil Erosion 

The applicant has met the MDEP requirements although some details have been requested by the Peer 

Engineer Reviewer (Attachment 2). 
 

5. Impacts on Existing or Proposed Highways and Public Roads 

Tom Errico, the City’s consulting traffic engineer, has reviewed the submitted  traffic analysis 

(Attachment B) and provided the following comments (Attachment 1): 
 

I have reviewed the site plan prepared by Carroll Associates and traffic impact study prepared by 

Maine Traffic Resources and offer the following preliminary traffic comments. 
 

 The traffic impact study notes that the project will generate 18 AM peak hour and 22 PM 

peak hour trips.  I need to review this in more detail but given the volumes estimated, the 

project would not be expected to have a significant impact on traffic conditions in the area. 

 As noted in the traffic impact study, there are no identified High Crash Locations in the 

project area. 

 The High School Parking lot layout is being modified.  Dimensional details for the 

proposed layout should be provided. 

 The modified driveway at Walton Street seems very wide with 15-foot entry and exit lanes. 

The applicant should provide information in support of the driveway design. 

 The aisle width (22 feet) adjacent to the 8 parking spaces on the one-way egress road near 

Stevens Avenue does not meet City standards. Information in support of a formal technical 

standard waiver request shall be provided. 

 The applicant should provide dimensional details for the area on the north side of the 

building where the 5 and 10 space parking areas are located. 

 The applicant should review landscaping and other features as it relates to providing safe 

sight distance when existing the site onto Stevens Avenue. I am particularly concerned 

about safety for pedestrians on the sidewalk. 
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 A crosswalk is located at the egress driveway on Stevens Avenue and will need to be 

upgraded to meet accessibility standards.  I would also like to review the location of the 

crosswalk to determine optimal placement. 

 A detail should be provided for the sidewalk ramp at the driveway on Walton Street to 

ensure that it is fully accessible. 

 The project is proposing three driveways and exceeds City standards.  I support a waiver 

from this standard given that two of the driveways are one-way and the third driveway 

functions as a shared driveway with the High School. 

 The applicant should provide documentation that supports the parking supply being 

provided.  The applicant shall conduct parking surveys (or obtain previously conducted 

surveys) at similar sites that are located off-peninsula.  The applicant shall coordinate the 

methods of the survey with City staff. 
 

The applicant has responded to these comments and provided additional parking information in 

Attachment D;  Mr Errico may have further comments for the Board at the Workshop and further 

discussions are suggested prior to the final plan submission. 
     
6. Sanitary Sewer/Stormwater Disposal 

The proposals have been reviewed by the Peer Engineer and the following is an extract from his 

comments in Attachment 2 (underlining by the Planner): 
1) According to the project data sheet in the Project Application Form, the proposed development will disturb 

more than one acre; the Applicant is therefore required to file a Notice of Intent to Comply with the Maine 

Construction General Permit and a copy of the notice should be forwarded to the City. The project data 

sheet also indicates that the project will result in a net increase in impervious area of 299 square feet; 

however, the Stormwater Management Report indicates that the net increase in pavement area will be 2,000 

square feet, and the water quality calculations indicate an increase in impervious area of 14,570 square feet. 

The Applicant should clarify what the net change in impervious area on the Site will be as a result of the 

proposed development. 

2) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project is 

required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter 500 

Stormwater Management Rules, including conformance with the Basic, General, and Flooding Standards. 

We offer the following comments: 

a) Basic Standards: A Plan, notes, and details have been provided to address erosion and 

sediment control requirements, inspection and maintenance requirements, and good 

housekeeping practices in general accordance with Appendix A, B, & C of MaineDEP 

Chapter 500; however, Sheet C6.0 should specify locations for catch basin inlet protection 

devices. 

b) General Standards: The Applicant proposes to provide water quality treatment for over an 

acre of impervious area through use of drip filter strips, infiltration trenches, and 

underdrained soil filter systems. Although the exact amount of proposed impervious area is 

unclear at this time (see comment 3), the Applicant’s proposal will provide water quality 

treatment for an impervious area in far excess of the proposed increase in impervious 

area; as such, the project meets the City’s requirements for conformance with the General 

Standards. 

c) Flooding Standard: The Applicant’s stormwater analysis compares pre-development 

(existing) stormwater runoff from the site with post-development (future) stormwater 

runoff. The results of their analysis indicate that the storage and infiltration measures 

associated with the proposed stormwater Best Management Practices will effectively 

reduce the volume and rate of stormwater runoff from the site. As such, the project is in 

conformance with the Flooding Standard. Based on review of the Applicant’s proposal, the 

project should serve to benefit drainage conditions on the site, reduce inflow into the City’s 

combined sewer system, and reduce the rate and volume of surface stormwater runoff into 

Baxter Woods. 
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7. Solid Waste  

The applicant has proposed an internal trash and recycling room for residential use and has stated that a 

private hauler will be contracted for the removal of solid waste.   
 

8. Scenic Beauty 

The City Arborist comments are expected to be available for the Workshop.  It is understood that the 

applicant’s Landscape Architect has discussed the project with Jeff Tarling and the proposal reflects those 

discussions. 
 

9. Comprehensive Plan 

The proposal includes affordable senior housing and addresses the Comprehensive Policies for housing. 
 

10. Financial and Technical Capacity 

This has been included in the application. 
 

11. Wetland/Water Body Impacts 

The Motherhouse proposal does not impact wetlands. 
 

12. Groundwater Impacts 

There are no anticipated detrimental impacts to groundwater supplies.   
 

13.  Flood-Prone Area 

Per the city’s existing flood maps, the development is not proposed in a flood zone.   
 

VI. SITE PLAN REVIEW (Section 14-526) 

The proposed development has been reviewed by staff for conformance with the relevant review standards 

of the City of Portland’s site plan ordinance.  Staff preliminary comments are included where staff have 

identified issues, but the Board should note that some reviewers have not been able to provide comments 

due to the holiday week and further comments will be available at the Workshop. 
 

1. Transportation Standards  
[See above under subdivision review for impact on surrounding streets, access and circulation and parking] 
 

a. Public Transit Access 

The proposed development is located along a public transit route with bus stops nearby on both 

sides of Steven Avenue.  The proposal includes pedestrian ways so that residents and visitors can 

access the public transit.  It has not yet been determined whether a transit facility (eg bus shelter) 

would be a requirement in this case. 
 

The applicant is willing to install ADA tipdowns and to consider relocation of the crosswalk in 

Stevens Avenue (Attachment D); further discussion is required as to whether relocation is 

necessary.  The sidewalk along the frontage is in good condition.  
 

b. Transportation Demand Management  

A transportation demand management plan is not an absolute requirement for the proposed site 

plan but may be needed to support the level of proposed parking. 
 

2.  Environmental Quality Standards   
a. Preservation of Significant Natural Features} 

b. Landscaping and Landscape Preservation  }    These have not been reviewed. 

c. Site Landscaping} 
 

d. Water Quality/Storm Water Management/Erosion Control 

See above under subdivision review. 
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3.  Public Infrastructure and Community Safety Standards 

a. Consistency with Master Plans:  no comments at this time. 

b. Public Safety and Fire Prevention 

Keith Gautreau, of the City’s Fire Prevention Bureau, has commented that he supports the extent 

of pavement at the rear of the building as it facilitates access to all four sides of the building and 

provides turn around room for emergency vehicles (Attachment 3).   [the back entrance is the 

ADA entrance]  
 

c. Availability and Capacity of Public Utilities 

 See above under subdivision review;  the wastewater capacity letter is awaited.. 
 

4.  Site Design Standards  

a. Massing, Ventilation, and Wind Impact 

b. Shadows 

c. Snow and Ice Loading 

d. View Corridors 

There are no comments at this time. 
 

e. Historic Resources 

The Historic Preservation Program Manager Deb Andrews has confirmed that this proposal does 

not require a review under this program because it is separated by a street from a Historic 

Landscape district, there are no proposed alterations along the front of the site, and the anticipated 

review for historic tax credits would address any potential issues.  
 

f. Exterior Lighting 

The applicant has provided a cut sheet for the proposed lights but the application does not include 

the photometric plan;  this would need to be included in the final submissions.   
 

g. Noise and Vibration 

Information on the location of any HVAC vents and mechanical equipment should be provided 

with the final plans.  
 

h. Signage and Wayfinding 

No signage or wayfinding is proposed at this time.   
 

i. Zoning-Related Design Standards 

The multi-family design standards (Design Manual, Section (i)) apply to this project, but 

most are not relevant as they are building design related.  There are two standards that would 

apply regarding the provision of open space and design of parking and paved areas: 
 

 Open space on the site for all two-family, special needs independent living unit, bed and 

breakfast and multiple-family development shall be integrated into the development site. 

Such open space in a special needs independent living unit or a multiple-family 

development shall be designed to complement and enhance the building form and 

development proposed on the site. Open space functions may include but are not limited to 

buffers and screening from streets and neighboring properties, yard space for residents, 

play areas, and planting strips along the perimeter of proposed buildings;  

 The scale and surface area of parking, driveways and paved areas are arranged and 

landscaped to properly screen vehicles from adjacent properties and streets;  

 

The City Arborist has been requested to offer comments on these standards. 
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VII. NEXT STEPS  

 Address staff comments; 

 Address additional comments of the Planning Board; 

 Prepare final plan submission, including subdivision and site plan submittal requirements as 

included in 14-496(a) and  (b) and 14-527(e) and (f) for review by the Planning Authority and 

Planning Board; and  

 Hold final Planning Board Hearing. 

 

 

 

 

 

 

 

 

 

 

ATTACHMENTS: 

 

Staff  Review comments and background information 

1. Traffic Engineer Review preliminary comments 

2. Peer Engineer Review comments  

3. Fire Department Preliminary comments 

4. City Arborist comments (not received at time of completing the memo) 

5. DPS (David Margolis-Pineo) comments (not received at time of completing the memo) 
 

Public comments  
PC SP 1 C MilNeil 
 

Applicant’s Submittal  

A. Application and supporting documents 

B. Traffic Study 

C. Stormwater Management 

D. Additional Traffic and Parking Info 
 

Plan Set 

(see cover sheet for index) 



From: Tom Errico <thomas.errico@tylin.com>
To: Jean Fraser <JF@portlandmaine.gov>
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley <KAS@port...
Date: 7/1/2015 4:46 PM
Subject: Motherhouse Senior Housing - Preliminary Traffic Comments

Jean - I have reviewed the site plan prepared by Carroll Associates and traffic impact study prepared by 
Maine Traffic Resources and offer the following preliminary traffic comments.

*         The traffic impact study notes that the project will generate 18 AM peak hour and 22 PM peak hour 
trips.  I need to review this in more detail but given the volumes estimated, the project would not be 
expected to have a significant impact on traffic conditions in the area.

*         As noted in the traffic impact study, there are no identified High Crash Locations in the project 
area.

*         The High School Parking lot layout is being modified.  Dimensional details for the proposed layout 
should be provided.

*         The modified driveway at Walton Street seems very wide with 15-foot entry and exit lanes. The 
applicant should provide information in support of the driveway design.

*         The aisle width (22 feet) adjacent to the 8 parking spaces on the one-way egress road near 
Stevens Avenue does not meet City standards. Information in support of a formal technical standard 
waiver request shall be provided.

*         The applicant should provide dimensional details for the area on the north side of the building 
where the 5 and 10 space parking areas are located.

*         The applicant should review landscaping and other features as it relates to providing safe sight 
distance when existing the site onto Stevens Avenue. I am particularly concerned about safety for 
pedestrians on the sidewalk.

*         A crosswalk is located at the egress driveway on Stevens Avenue and will need to be upgraded to 
meet accessibility standards.  I would also like to review the location of the crosswalk to determine 
optimal placement.

*         A detail should be provided for the sidewalk ramp at the driveway on Walton Street to ensure that it 
is fully accessible.

*         The project is proposing three driveways and exceeds City standards.  I support a waiver from this 
standard given that two of the driveways are one-way and the third driveway functions as a shared 
driveway with the High School.

*         The applicant should provide documentation that supports the parking supply being provided.  The 
applicant shall conduct parking surveys (or obtain previously conducted surveys) at similar sites that are 
located off-peninsula.  The applicant shall coordinate the methods of the survey with City staff.

If you have any questions, please contact me.

Best regards,

Thomas A. Errico, PE
Senior Associate
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Traffic Engineering Director
[T.Y. Lin International]T.Y. Lin International
12 Northbrook Drive
Falmouth, ME 04105
207.781.4721 (main)
207.347.4354 (direct)
207.400.0719 (mobile)
207.781.4753 (fax)
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com>
Visit us online at www.tylin.com<http://www.tylin.com>
Twitter | Facebook | LinkedIn | YouTube

"One Vision, One Company"

Please consider the environment before printing.



COMMITMENT & INTEGRITY
DRIVE RESULTS

41 Hutchins Drive
Portland, Maine 04102
www.woodardcurran.com

T 800.426.4262
T 207.774.2112
F 207.774.6635

City of Portland (227552.83) 1 July 9, 2015
Motherhouse Senior Housing Peer Review Memo

MEMORANDUM
TO: Jean Fraser, Planner
FROM: David Senus, P.E.
DATE: July 9, 2015
RE: Motherhouse Senior Housing, Final Level III Site Plan Application

Woodard & Curran has reviewed the Final Level III Site Plan Application for the proposed senior housing
development located at 605 Stevens Avenue in Portland, Maine. The project involves the rehabilitation of
the existing “motherhouse” and associated site and circulation improvements.

Documents Reviewed by Woodard & Curran
 Final Level III Site Plan Application and attachments, dated June 24, 2015, prepared by Licht

Environmental Design, LLC, on behalf of Motherhouse Associates LP and Sea Coast at Baxter
Woods Associates, LLC.

 Engineering Plans, Sheets C1-C9.1, dated June 24, 2015, prepared by FST, on behalf of
Motherhouse Associates LP and Sea Coast at Baxter Woods Associates, LLC.

Comments
1) Site lighting is proposed, but a photometric plan has not been received at this time. The Applicant

should provide a photometric plan in accordance with Section 12 of the City of Portland Technical
Manual.

2) According to the project data sheet in the Project Application Form, the proposed development will
disturb more than one acre; the Applicant is therefore required to file a Notice of Intent to Comply with
the Maine Construction General Permit and a copy of the notice should be forwarded to the City. The
project data sheet also indicates that the project will result in a net increase in impervious area of 299
square feet; however, the Stormwater Management Report indicates that the net increase in pavement
area will be 2,000 square feet, and the water quality calculations indicate an increase in impervious
area of 14,570 square feet. The Applicant should clarify what the net change in impervious area on the
Site will be as a result of the proposed development.

3) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project
is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding
Standards. We offer the following comments:
a) Basic Standards: A Plan, notes, and details have been provided to address erosion and sediment

control requirements, inspection and maintenance requirements, and good housekeeping practices
in general accordance with Appendix A, B, & C of MaineDEP Chapter 500; however, Sheet C6.0
should specify locations for catch basin inlet protection devices.

b) General Standards: The Applicant proposes to provide water quality treatment for over an acre of
impervious area through use of drip filter strips, infiltration trenches, and underdrained soil filter
systems. Although the exact amount of proposed impervious area is unclear at this time (see
comment 3), the Applicant’s proposal will provide water quality treatment for an impervious area in
far excess of the proposed increase in impervious area; as such, the project meets the City’s
requirements for conformance with the General Standards.

c) Flooding Standard: The Applicant’s stormwater analysis compares pre-development (existing)
stormwater runoff from the site with post-development (future) stormwater runoff. The results of
their analysis indicate that the storage and infiltration measures associated with the proposed
stormwater Best Management Practices will effectively reduce the volume and rate of stormwater
runoff from the site. As such, the project is in conformance with the Flooding Standard. Based on
review of the Applicant’s proposal, the project should serve to benefit drainage conditions on the
site, reduce inflow into the City’s combined sewer system, and reduce the rate and volume of
surface stormwater runoff into Baxter Woods.
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City of Portland (227552.83) 2 July 9, 2015
Motherhouse Senior Housing Peer Review Memo

4) The proposed stormwater management system will rely on an existing 12” Corrugated Plastic Pipe
installed below the ball fields to convey excess drainage away from the development area. The
Applicant should TV inspect the condition of this pipe and inspect the pipe outfall area prior to
construction to ensure that the pipe and outfall are in good condition. Verification of pipe and outfall
condition can be made a condition of approval, to occur prior to receiving a building permit.

5) Sheet C-6.0 – Some of the cleanouts in plan-view are not numbered, and therefore cannot be checked
against the drain schedule.

6) The Applicant has provided letters from utilities confirming capacity to serve the proposed development;
however, as noted in the letters, approval of the final design plans by the utilities is still required. The
Applicant should provide the City with documentation demonstrating final approval by the utilities upon
receipt.



MEMORANDUM

To: FILE

Subject: Application ID: 2015-110

Date: 7/9/2015

From: Jean Fraser

Access to the site looks good from Stevens Ave. and Walton Street.  The proposed plan shows great access to 
all four sides of the structure and ample turn around room for emergency vehicles.

Comments Submitted by: Keith Gautreau/Fire on 7/8/2015

2009 NFPA 1 Chapter 18 Fire Department Access and Water Supply
18.1 General
18.1.1 Plans
18.1.1.1 Fire Apparatus Access
18.1.1.2 Fire Hydrant Systems
18.2 Fire Department Access
18.2.2 Access to structures or Areas
18.2.2.1 Access Box(es)
18.2.2.2 Access to Gated Subdivisions or Developments
18.2.2.3 Access Maintenance

2009 NFPA 1 18.2.3 Fire Department Access Roads
18.2.3.1 Required Access
18.2.3.2 Access to Building
18.2.3.3 Multiple Access Roads
2009 NFPA 1 18.2.3.4 Specifications

2009 NFPA 1 18.2.3.4.1 Dimensions
18.2.3.4.1.1 Fire Department access roads shall have an unobstructed width of not less than 20 ft.
18.2.3.4.1.2 Fire department access roads shall have an unobstructed vertical clearance of not less than 13 ft 6 in.

18.2.3.4.2 Surface
18.2.3.4.3 Turning Radius
18.2.3.4.7 Traffic Calming Devices
18.2.3.5 Marking of Fire Apparatus Access Road.
18.2.4 Obstruction and Control of Fire Department Access Road.
18.2.4.2 Closure of Accessways. 

2009 NFPA 1 18.2.3.4.1 Dimensions
18.2.3.4.1.1 Fire Department access roads shall have an unobstructed width of not less than 20 ft.
-Fore and Union St. 20 ft width must be maintained.

18.2.4 Obstruction and Control of Fire Department Access Road.
18.2.4.1.1 The required width of a fire department access road shall not be obstructed in any manner, including 
by the parking of vehicles.
-The Canal Plaza fire lane can not be used.
 
18.2.4.2 Closure of Accessways. 
18.2.4.2.2 Where required, gates and barricades shall be secured in an approved manner.
-Knox padlocks are required at gates(locks are to be ordered at Central Fire Station 380 Congress St.)

Comments Submitted by: Keith Gautreau/Fire on 7/8/2015
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From: Christian MilNeil <c.neal.milneil@gmail.com>
To: Jean Fraser <JF@portlandmaine.gov>, Jeff Levine <jlevine@portlandmaine.g...
CC: Ed Suslovic <esuslovic@portlandmaine.gov>, Jesse Thompson <jesse@kaplant...
Date: 7/8/2015 2:32 PM
Subject: Street connectivity for 605 Stevens Avenue

Hi all,

As the city takes up the Site Plan application for 605 Stevens Avenue (the
Motherhouse and Catherine McAuley site) I'd like to weigh in with a request
for a new public street connection through the development to connect
Stevens and Forest Avenues, consistent with the requirements of section
14-498 of the city's zoning code, which requires new developments to
continue the predominant pattern of blocks in surrounding neighborhoods.

A new street connection would provide transportation benefits, of course –
relieving traffic pressure on existing neighborhood streets, and allowing
for more convenient bike/ped and transit access between the proposed
project and adjacent neighborhood businesses and schools.

But public street access to Stevens Avenue will also be crucial for any
future redevelopment of the adjacent Deering Pavilion property, which the
Council recently rezoned to R-6A in hopes that it would support additional
transit-oriented housing development in the future.

For the developer, dedicating a new public street with on-street parking
should count towards zoning-mandated parking and open space requirements.
But instead of paying property taxes, stormwater fees and pavement
maintenance costs for a traditional, privately-owned parking lot, a public
street could serve the same access and parking functions, but without the
costs to the property manager.

More than anything, though, having a public street – as opposed to the
networks of dead-end driveways we've seen in other recent senior housing
projects – will make a big difference in whether this emerging district
feels like a neighborly extension of Deering Center, or a gated community
on the outskirts and with little interaction with the outside world.
Obviously, I'd prefer the former, and I think many of this development's
future residents would as well (note how marketing materials for the recent
"Munjoy Heights" project played up the development's Portland Trails
connections to Cove Street and the Jack Path as resident amenities).

I'm hoping that the Planning Board, city staff and developers can work
together to make this happen. Thanks for considering it.

-Christian MilNeil
45 Smith Street

The Vigorous North:
A field guide to the wilderness areas of American cities.
http://www.vigorousnorth.com
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MMootthheerrhhoouussee  SSeenniioorr  HHoouussiinngg  

SSuubbddiivviissiioonn  aanndd  FFiinnaall  LLeevveell  IIIIII  SSiittee  

PPllaann  AApppplliiccaattiioonn    

  
660055  SStteevveennss  AAvveennuuee  &&  WWaallttoonn  SSttrreeeett  

PPoorrttllaanndd,,  MMaaiinnee      

 
 

 
 
 

JuJune 24, 2015 

 
Prepared for: 

 
Motherhouse Associates LP & 

Sea Coast at Baxter Woods Associates, LLC 
100 Commercial Street, Suite 414 

Portland, Maine  04101 
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June 24, 2015   J14.067 

Barbara Barhydt 
Development Review Manager 
Planning and Urban Development Department 
Planning Division 
389 Congress Street, 4th Floor 
Portland, Maine  04101 

 Motherhouse Senior Housing 
605 Stevens Avenue and Walton Street 
Motherhouse Lot 3 - Level III Site Plan Review and Subdivision Application Submission 
 (CBL 136 E006001, 143 F004000, 144 B001000) 

Dear Barbara: 

On behalf of Motherhouse Associates LP and Sea Coast at Baxter Woods Associates, LLC we are pleased 
to submit a Subdivision and a Level III Site Plan Application for the redevelopment of the Motherhouse 
for staff and Planning Board review.  The applications are being submitted pursuant to the Portland Land 
Use Code Articles IV Subdivision and Article V Site Plan review, respectively.  

Enclosed are one (1) hard copy of the following materials and Site Plans and PDF copies on an attached 
CD-Rom: 

 Cover Letter

 City of Portland LIII Preliminary and Final Site Plans Development Review Application

 Site Plan/Subdivision Application Fee (Submitted separately)

 Exhibit 1 – Right, Title & Interest

 Exhibit 2 – Context Map

 Exhibit 3 -  USGS Quad Locus

 Exhibit 4 -  Assessors Maps

 Exhibit 5 -  Compliance with Zoning

 Exhibit 6 -  Easements & ROWs

 Exhibit 7 – Waiver Requests

 Exhibit 8 -  Financial and Technical Ability

 Exhibit 9 – Traffic Analysis

 Exhibit 10 – Soils

 Exhibit 11 – Construction Management Plan

 Exhibit 12 – Agency Letters - Natural Areas

 Exhibit 13 – Consistency with Master Plans

 Exhibit 14 – Utility Serviceability Letters

 Exhibit 15 – Lighting
 Exhibit 16 – Stormwater Management and Erosion & Sedimentation Control

 Exhibit 17 – Metro Map
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1. INTRODUCTION & BACKGROUND:

Motherhouse Associates, LP and John B. Wasileski representing Seacoast at Baxter Woods 
Associates, LLC are proposing to redevelop the historic St. Joseph’s Convent and surrounding 
grounds into a senior living community.  The property, located off Stevens Avenue and Walton 
Streets contains 18.98 acres including the Catherine McAuley High School and fields, St. Joseph’s 
Convent and St. Catherine’s residence hall. The highlight of the proposed plan is the re-purposing of 
the historic former St. Joseph’s Convent “Motherhouse” into 88 affordable and market rate senior 
apartments and common areas. 

The overall project was presented to and received a positive recommendation from the Planning 
Board to amend the zoning district from R5 to R5A and is currently before the Council for a formal 
final Map Amendment.   

As the Board and Staff are aware, the Lot 3 Motherhouse development is being pursued by the 
applicant for a Maine State Housing - Low Income Housing Tax Credit (LIHTC) and Department of the 
Interior Historic Tax Credit (HTC) Financing. This project aligns directly with the City’s affordable 
housing initiative and policies and will result in the re-purposing of one of the historic gems of the 
City which has for years laid fallow.  The timelines for the financing applications have required that 
the Motherhouse site plans be submitted in advance of the full project master plan.  However the 
applicants are committed to furthering the site master plan for the additional site development on 
Lot 4 subsequent to a successful permitting process for Lot 3.  

Our design team includes: 

 Licht Environmental Design, LLC – Project Manager

 Carroll Associates – Master Planning and Landscape Architecture

 Fay, Spofford  & Thorndike – Civil Engineering

 Archetype, PA –Architecture

 Maine Traffic Resources – Traffic Assessment

 Titcomb Associates – Surveying

2. MOTHERHOUSE LIII SITE PLAN AND SUBDIVISION REVIEW:

The scope of this application is for the Motherhouse re-development and specifically includes:

a. Level III Site Plan approval in accordance with Article V Section 14-523(f);

b. Overall 4-Lot Master plan Subdivision Review pursuant to Article IV Section 14-495;

c. Sectional Recording Plat – Motherhouse Lot 3 subdivided into 88 apartment units.

The applicant will follow through with a Master Development Plan Application for the development 
of the Lot 4 Senior Housing campus following the Motherhouse permitting process.  The two lots as 
well as the McAuley High School Lot 1 and St. Catherine’s Lot 2 will share to a degree, common 
facilities, utilities, access and parking.  Easements have been provided and listed on the subdivision 
plans where required. 

3. EXISTING CONDITIONS AND ZONING

A.   Zoning:  The 18.98 acre property is currently located within the R5 - Medium Density Residential 
District. The anticipated re-zoning will result in portions of the campus remaining in R5 (Lots 1 
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and 2) and portions of Lots 3 and 4 within the R5A Zone.  Both multifamily and congregate 
uses are now permitted in the R5A Zone. 

B. Existing Uses:  As stated earlier the campus includes the Motherhouse and what is known as the 
“Smith Wing” - the northern addition to the Motherhouse,  McAuley High School and St. 
Catherine’s Residence Hall.  This application does not change the use of the high school or St. 
Catherine’s.  The Motherhouse, once home to scores of nuns, has been vacant for years except 
for minimal use as administrative offices or use of the chapel by the McAuley students and staff.  
However the Smith Wing has and will continue to be used as administrative offices as part of 
McAuley High School including approximately 5-6 parking spaces outside of that wing.   

C.   General Conditions and Parking:  The overall campus contains the McAuley High School and 
associated athletic fields and parking, St. Catherine’s residence hall and the Motherhouse and 
includes several shrines amongst the maintained gardens and grounds. The eastern side of the 
site is occupied by the school athletic fields and a wooded wetland located at the eastern edge 
of the site below the fields.  Wetlands were delineated by Hampton Associates in the spring of 
2015. The main access to the campus is currently from Walton Street with secondary lesser 
access from Stevens Avenue through two driveway gates of which one is normally closed.  A 
main parking lot for approximately 100 cars exists adjacent to the McAuley High School and 
parking is interspersed throughout the site totaling approximately 155 spaces+/-.  Additional 
formal parallel parking is available, but not normally used, on Stevens Avenue. The pavement 
conditions vary on-site from good to poor depending on the site location.   Refer to the Existing 
Conditions Plan – Sheet C1 for additional site information. 

D. Existing Buffers, Landscaping and Visual Quality: The Motherhouse and campus in general 
contain a large number of mature hardwood and softwood specimen trees as well as several 
shrines and garden grotto areas associated with its past history as a convent.  The project will 
save and protect as many trees as possible (see Tree Preservation Plan).  The views from Stevens 
Avenue are muted and screened to a large degree by a thick hedge along with the ornate fence 
along the entire length of the Stevens Avenue property line.  However the majestic prominence 
of the Motherhouse and gold dome enhance the character of the neighborhood providing a 
sense of place and prominence as such an historic building and grounds should.  

Views from Baxter Woods are also well buffered even from the very near the fence line which is 
actually on the campus property.  Walton Avenue offers a framed view of the internal athletic 
fields, the Motherhouse and the Smith Wing. St. Catherine’s is a proud building representing 
period architecture and buffered by a ring of mature hardwood trees. 

What may not be apparent to most visitors to the site is that the McAuley campus property 
extends 33 feet beyond the chain link fence demarking the apparent southern property line to 
the actual property line.  This McAuley Campus property is for all practical purposes part of 
Baxter Woods and includes the side trail used by the public near the fence line.  This strip is part 
of a 66-foot wide road reserved by Mayor James Baxter in the 1908 deed to the Roman Catholic 
Bishop Corporation (Exhibit 1).  The applicant will provide covenants and restrictions on the use 
of this significant wooded buffer to maintain its natural state and not be developed subject to 
any rights the City of Portland has over future use of that right of way. 
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E.   Unique Natural Areas:  We have contacted the Maine Department of Inland Fisheries and the 
Maine Natural Areas Program  requesting a review of their respective databases for rare or 
unique habitat or plants on the property.  Responses will be forwarded to the Planning 
Department when received.  The City of Portland does not list any rare or unique areas on the 
property.  The wooded 33-foot right of way at the edge of Baxter Woods will be preserved. 
(Refer to Exhibit 12 for agency request letters.) 

F. Utilities and CSO’s:  Existing water (domestic and fire main), sanitary sewer, stormdrainage, 
electric/communications and natural gas utilities are available in both Stevens Avenue and 
Walton Streets.  The Motherhouse water and natural gas services are from Stevens Avenue.  
Electric service is currently provided from an overhead pole line into the site from Walton Street 
to a pole mounted transformer behind the Smith Wing and into the rear (east side) of the 
building.  There is minimal site lighting on the property.  

A large above ground fuel oil tank is located at the rear (west) side of the building which will be 
removed.  

Sanitary sewer discharges into a common 8-Inch sanitary main to the northeast of the Smith 
Wing of the Motherhouse which runs to the east then north to a connection in Walton Street.  A 
recent video analysis of that main suggests that the majority of the line is of PVC piping and in 
good condition.  However the last section of pipe to the east of St. Catherine’s into Walton 
Street was found to be old transite and VCT pipe (assumed circa 1910+/-) which will have to be 
removed and replaced. 

The design team has met with the City Engineer and reviewed both stormwater and combined 
sewer overflow (CSO) systems in the vicinity and down gradient of the site.  Although Walton 
Street, the receiving trunk line, has been separated to beyond the site sanitary connection, that 
main discharges in the collector main in Forest Avenue  which is not yet separated.  Therefore 
the site is considered to discharge to a CSO system.   

The Motherhouse contains a series of gutters and roof drain downspouts which are believed to 
originally connect below grade to the foundation footing drains and eventually to the building 
sewer as was the practice 100 years ago.  Some of the roof downspouts have deteriorated or 
been disconnected at the building drip edge.  The proposed building rehabilitation will connect 
all roof drains to drip edges and to a storm drain system reducing or “separating” the flows to 
the Walton and Forest Avenue CSO system.  Refer to Proposed Development - Section E 
discussion below for proposed utilities. 

4. PROPOSED DEVELOPMENT - MOTHERHOUSE LOT 3

For the purpose of the 4 -Lot campus Subdivision Application and the Level III Site Plan Application, the 
project description will refer primarily to the proposed Motherhouse Lot development.  Refer to the 
attached Exhibits and accompanying Site Plans and Architectural Plans for detailed site information. 

A. Motherhouse Rehabilitation: The Motherhouse is a 4-story structure and will be re-developed 
into 88 senior apartment units.  The breakout will include 66 affordable units and 22 market rate 
units.  There will be a mix of 68 studio and 20 single bedroom apartments. The mix of units is 
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based both on current demands on similar projects throughout Maine and on the metrics of the 
internal design of the building.  As a former convent the structure has wide hallways, common 
areas, grand stairways and the stunning three story chapel complete with stained glass 
windows, alter and a grand organ.  The basement level contains a former kitchen & dining area, 
utility areas, elevator and two internal/external  courtyards.  The northern courtyard is 
accessible from the outside rear of the building and is completely paved . The southern 
courtyard is in disrepair and is accessed through the rear overhead door utility entry. (See 
Architectural Plans and Existing Condition Plan.  

The Motherhouse and the Smith Wing are, for the purposes of the sale of the property 
proposed as condominium Unit 1 and Unit 2 respectively, of the McAuley Place Condominium. 
The formal Declaration of the condominium would be prepared and recorded following the 
closing on the property. 

As an historic building1, all design and construction work and materials will conform to the 
Department of the Interior standards for rehabilitation and preservation under the Historic Tax 
Credit review process. The applicant and architects, Archetype, PA have been working closely 
with the historic preservation officer to facilitate appropriate design standards for the building 
and site. 

The project will retain the Chapel in its current condition and does not anticipate any 
renovations to the attic space. The Smith Wing, while connected to the Motherhouse is 
functionally separated and is not a part of the proposed Site Plan review application. 

Externally the building has no formal ADA access, with most doorways being raised one-half 
story over the daylight basement and stone plinth base of the building.  Grades drop nearly  
5 feet from the ceremonial front facing Stevens Avenue to the rear entry – exposing daylight 
windows at half story height.  The rear of the building contains a two story porch and a free 
standing car port which will be razed. 

Functionally, the project will make a dramatic change in the entry to the building.  The main 
entry and parking lot will be from the rear or west side of the building under the existing porch.  
The front central doorway and two side entrances will be used by residents as secondary 
entrances with keyed or similar security system employed.  The two end doorways on the east 
elevation (towards Stevens Avenue) will become part of new units and possibly closed off.  

It is anticipated that most mechanical units will be on the rear roof areas and will not be visible 
from Stevens Avenue.  Final design of these systems will proceed commensurate with final 
architectural plans.  

B. Site Layout and Circulation:  Lot 3 contains 4.39 acres and includes approximately 330 of 
frontage on Stevens Avenue and a 50-foot access to Walton Street.  The existing parking lot 
entrance off Walton Street will be re-designed as a two lane boulevard with curbing and a 
center landscaped island.  The design will include a more organized circulation and parking 
striping pattern for the existing McAuley parking lot and a designated two-way entry onto the 

1
 The Motherhouse is eligible but not however listed on the National Register of Historic Places. 
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new campus access drive.  The main access corridor will serve as the future “spine” for access to 
the future Lot 4 development and will be 22 feet wide and paved.  The access drive will loop to 
the south side of the building where it becomes one way in from Stevens Avenue.  The existing 
paved  ceremonial “loop” on the Stevens Avenue (front) side of the building will have a one-way 
in at the south gate and one way out at the north gate and be signed for right-turn only.  Access 
to the north side of the building (Smith Wing and side door) will be two-way from the new main 
access drive from Walton Street and one way from Stevens Avenue.  Additional parking will be 
added on the south and north sides of the building. (Refer to the Site Plan.) 

 Existing paved areas around the Motherhouse will be either ground and re-shimmed to meet 
new grades, box cut to provide new base material and pavement or turned into landscaped 
areas (See Layout & Materials Plan.) Curbing will be minimized to provide more of a campus feel 
as it exists today and used sparingly at intersections, as required for drainage and against 
walkways. 

Lot 3 will provide 73 parking spaces (64 regular spaces and 9 handicap spaces) for a ratio of 0.83 
spaces per unit.  The plan will provide approximately 82 spaces at the McAuley HS lot. Refer to 
the Site Plan for site and parking tables. 

The proposed Lot 3 site plan will not result in the loss of any existing playing fields.  There will be 
some minor construction directly adjacent to the west side of the field complex for construction 
of the new access drive and utilities which will have only a short term impact. 

C. Pedestrian and Bicycle Circulation:  The site design will provide new paved and concrete/paver 
walkways to create a strong pedestrian connection to Walton Street and to Stevens Avenue 
from the new west side entrance as well as from other doorways. Internal connections between 
McAuley HS, St, Catherine’s and the Smith Wing will continue to be used and enhanced as 
shown on the plans to provide a walk able campus.  Several sections of former walkways near 
the athletic fields which conflict with the new site design will be removed and landscaped.  

Twelve external bicycle racks will be provided and space for 24 bicycles provided internally in a 
secured room.  (Refer to Site Plan.) 

D. Mass Transit Connections:  The site sits uniquely in a location serviced by the metro bus service. 
There are metro stops on Stevens Avenue and nearby on Forest Avenue a short walk from the 
site.  Typical senior facilities find that a portion of residents do not own cars and those who do in 
an urban or semi-urban setting rely heavily on mass transit and walking for their day to day 
activities. (See Metro Map, Exhibit 17.) 

E. Utilities: The existing utilities are dated and will be upgraded with new services. (Refer to 
Exhibit 14 for Letters of Serviceability and flow projections.) 

1. Natural Gas – to be provided from Stevens Avenue.
2. Water – A new fire and domestic service will be connected from Stevens Ave. to the

building.  The applicant is working with Portland Water District to review best options
for servicing Lot 4 from the new main as well.

3. Sanitary Sewer – The existing sanitary sewer main located at the rear (west) side of the
building will be maintained, a new manhole installed and the older sections replaced to
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the connection with Walton Avenue.  The applicant has submitted the Wastewater  
Capacity Application and supporting flows to the Department of Public Services for 
review with estimated flows of 6,776 gallons per day of water/wastewater projected for 
the Motherhouse development.   

4. Electric/Communications – Two options for providing electric service are being
considered with Central Maine Power Company (CMP). The first is to eliminate the
entire existing overhead pole line from Walton Street and provide an underground
service to a three - phase transformer located at the west side of the
Motherhouse/Smith Wing.  The second option is to leave the existing pole line up to
pole #179.3 behind the Smith Wing and drop into an underground service and
transformer and into both buildings.  The selected option will be determined with
further review with CMP. Refer to the Utility Plan.

F.  Site Lighting:  The project will provide site lighting fixtures along the new entrance drive from 
Walton Street and within the proposed parking and pedestrian areas around the 
Motherhouse.  Refer to Exhibit 15 for lighting cut sheets and the Site Plan and Landscape and 
Lighting Plan for light fixture locations.  The design intent is to provide subtle safety lighting 
and to not over-illuminate the site.  Building lighting will be limited to external doorways and 
will be reviewed for historic compatibility through the HTC review process.  Refer to the 
Landscape and Lighting plan for light fixture locations. 

G. Solid Waste Management:  The Motherhouse will not require a formal dumpster.  Residents will 
be required to bring trash and recyclable materials to a dedicated waste management room 
located on the lower level of the Motherhouse for sorting into roll-away bins which will be 
rolled to the back drive at the north courtyard and picked up by a waste hauler.  The facility will 
contract with a licensed waste hauler for pick up and disposal. 

H. Stormwater Management and Erosion & Sedimentation Controls:  Refer to Exhibit 16 for a 
discussion of Stormwater Management and Erosion Controls.  A Stormwater Management 
report prepared by FST is bound separately and accompanies this submittal. 

I. Landscaping and Buffers:  The approach to the landscape plan for the project has been to 
preserve as many of the existing mature trees on site and provide supplemental infill where 
appropriate.  Carroll Associates has performed an inventory of the existing trees on-site and 
prepared a Tree Preservation Plan, Sheet L1.0.  The new and reconstructed parking and access 
drives have been laid out to respect the existing trees, landscaping and gardens to the greatest 
extent possible. There will be no impact to buffers to Baxter Woods from the Motherhouse 
development. 

Proposed landscaping will be consistent with and compliment the style of the existing campus 
with simple planting beds to enhance the west side and east corners of the building and 
proposed trees spaced around the building and parking.  The new entry off Walton Street will 
require the removal of several trees at the north edge of the property which will be replaced 
with center island plantings and trees.  The main access drive will be defined by an allay of trees 
as one enters the site where currently there is stark pavement to create a formal entry 
statement to the site.  Refer to the Landscape and Lighting Plan for additional details.  
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 J. Easements:  Refer to the Overall Subdivision Plan, Sheet C2 for existing and proposed 
easements.  The proposed Motherhouse development will require cross-easements with Lots 2 
and 4 for sewer and drainage.  Additionally any required shared parking and access easements 
between the lots will be provided and added to the plans prior to final approvals.  

 
 K. NFPA-1 and Fire Safety Code Review: The project architects, Archetype, PA, will provide a fire 

safety code review under separate cover and forward to the Planning Department for review. 
the design team will also review site fire access and safety with the Fire Chief. 

 
5.   SUMMARY: 
 
In summary we believe that the proposed Lot 3 Motherhouse Level III Site Plan and Overall Subdivision 
plans meet the requirements of the Portland Land Use Code  - Subdivision Article IV and Site Plan Article 
V.  The project will both preserve a significant landmark in the City and provide affordable housing for 
the residents of Portland in a unique setting. 
 
We look forward to meeting the Planning Board on July 14th. In the meantime our project team remains 
available to meet with staff to review the application in further detail or to provide any additional 
information if required. 
 
Sincerely, 

 
Frederic (Rick) Licht, PE, LSE 
Principal 
 
Encl: As Noted 
Cc: (via email - PDF copy) 
 John Wasileski; Sea Coast at Baxter Woods Associates, LLC 
 Sister Lindora Cabral; Sisters of Mercy of the Americas Northeast Community, Inc. 
 Daniel Justynski: Sisters of Mercy of the Americas Northeast Community, Inc. 
 Dennis Keeler; Pierce Atwood, LP 
 Matt Teare; C/O Sea Coast at Baxter Woods Associates, LLC 
 David Haynes; RLA; Seacoast Management Company 
 Kevin Bunker; Motherhouse, LLC  
 Ron Epstein; Jensen, Baird, Gardner & Henry   
 Natalie Burns; Jensen, Baird, Gardner & Henry 
 Pat Carroll; Carroll Associates, Landscape Architects 
 Andrew Johnston; Fay, Spofford &Thorndike 
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Source Deeds 
St. Joseph’s Convent and Hospital 

 
1. Administrator’s Deed of Charles W. Goddard, et al. to Saint Joseph’s Convent and Hospital by 
dated July 18, 1884 and recorded in the Cumberland County Registry of Deeds in Book 479, 
Page 327. 
 
2. Deed of James Augustine Healy to St. Joseph’s Convent and Hospital, dated April 29, 1882 
and recorded in said Registry of Deeds in Book 486, Page 322. 
 
3. Deed to St. Joseph’s Convent and Hospital from Charles W. Goddard, et al., dated October 25, 
1882 and recorded in said Registry of Deeds in Book 494, Page 178. 
 
4. Deed to Saint Joseph’s Covent and Hospital from Timothy P. Linnehan, dated April 12, 1883 
and recorded in said Registry of Deeds in Book 496, Page 71. 
 
5. Deed to St. Josephs Convent and Hospital from Manns Boyce, dated October 3, 1889 and 
recorded in said Registry of Deeds in Book 563, Page 275. 
 
6. Deed to St. Joseph’s Convent and Hospital from the Roman Catholic Bishop of Portland, 
dated January 6, 1898 and recorded in said Registry of Deeds in Book 698, Page 426. 
 
7. Deed to St. Joseph’s Convent and Hospital from the Roman Catholic Bishop of Portland, 
dated January 11, 1898 and recorded in said Registry of Deeds in Book 698, Page 427. 
 
8. Deed to St. Joseph’s Convent and Hospital from James P. Baxter, dated March 10, 1908 and 
recorded in said Registry of Deeds in Book 821, Page 57. 
 
9. Deed to St. Joseph’s Convent and Hospital from St. Elizabeth’s Roman Catholic Asylum, 
dated August 20, 1941 and recorded in said Registry of Deeds in Book 1649, Page 160.  
 
10. Deed to St. Joseph’s Convent & Hospital from Roman Catholic Bishop of Portland, dated 
August 20, 1941 and recorded in said Registry of Deeds in Book 1652, Page 357. 
 
11. Deed to St. Joseph’s Convent and Hospital from Saint Joseph’s Academy and College for 
Women, dated July 20, 1971 and recorded in said Registry of Deeds in Book 3181, Page 454 and 
re-recorded in Book 3205, Page 118. 
 
12. Deed to Saint Joseph’s Convent and Hospital from Joseph W. Finney, dated July 13, 1977 
and recorded in said Registry of Deeds in Book 4067, Page 310. 
 



State of Maine

Department of the Secretary of State
I, the Secretary of State of Maine, certify that according to the provisions of the

Constitution and Laws of the State of Maine, the Department of the Secretary of State is the legal
custodian of the Great Seal of the State of Maine which is hereunto affixed and of the reports of
formation, amendment and cancellation of certificates of limited partnership and annual reports filed
by the same.

I further certify that MOTHERHOUSE ASSOCIATES LP is a duly formed limited
partnership under the laws of the State of Maine and that the date of formation is September 17, 2014.

I further certify that said limited partnership has filed annual reports due to this
Department, and that no action is now pending by or on behalf of the State of Maine to forfeit the
certificate of limited partnership and that according to the records in the Department of the Secretary
of State, said limited partnership is a legally existing limited partnership in good standing under the
laws of the State of Maine at the present time.

In testimony whereof, I have caused the Great
Seal of the State of Maine to be hereunto affixed.
Given under my hand at Augusta, Maine, this
ninth day of June 2015.

Authentication: 4583-020 - 1 - Tue Jun 09 2015 13:19:35
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  REFERENCE :  USGS Portland West Quad., 7.5 Minute Series, 1978 
 
 

      

 TITLE: 

 
       USGS LOCUS MAP 

 

 SCALE:  1”=1000’ 
 

 DATE:   06/2015 
        

 PREPARED FOR: 
 
       605 STEVENS AVE. PROJECT 
  MOTHERHOUSE ASSOC. LP 
 100 COMMERCIAL STREET 
 SUITE 414 
 PORTLAND, ME  04104 

 
 

 JOB NO:  14.067 
 

EXHIBIT 3 
 

 

 

 

 

 

SITE 

JMY
Typewritten Text
Att. F

JMY
Typewritten Text



 
 

                                                                                         Exhibit 4 
Assessors Maps  

 



6

8

9

18

19

20

21

22

23

24

221

220

222

219

PT 218

227

226

225
224

223
228

165

166

167

pt 1 67

168

169

170

171

172

173

174

108

109

106

107

14

4

7

8

9

10
5

10144

8743

9108

9108

8177 8956

4024
6490

6450

5534

5925

4163

1887

3990

10658

7672

6900

7176

5900

5400

4623

10465

15575

15525

15438

7672

7640

7550

15225

6799

5850

25766

25625

9250
9250

6975

1210

9940

10830

11538

23030

51690

13010

5850

22867

23414

39500

13000

18983

31260

4104

5000

8242

122522

6970

7309

25724

7460

9360

3750

3750

7690

6250

6250

45228

6735

6117

5000

5000

5000

2500

2500

5250

5250

5250

5250

4200

1050

5267

2618

2618
5225

5216

2603
2603

5198

5250

5250

5250

5250

7952

6720

8884

3280

4000

3201

11183

4910

7503

9660

6386

5982

8625

12000

12799

17868

37972

18330

243197

63

63

12
9.8

69

69

31

31

50

50

50

50

12
9.8 13
8

86

100

78

114

61 61

82

137

40
.48

36

119.13

27

35

32
.31140.58

121.69

182.50

64

74
.35

137.65

133

81
.25

85.5

74

50

52

52

13
8

50

12
6.0

69.51
15.95

53.05

50

12
6.5

69

69

69

61

69

69

13
2

122.5

119.15

100

100

13
.85

72.
62

54

54

59

59

100

105

69

50

50

50

185

185

185

25
5.5

25
7

100

100

13.94

25
8.5

3

19
2

9.58

124.58

156

100

15
5.5

100

155

100

15
3.7

5

15
3.1

3

15
2.5

15
2

14
8.4

78.2

50

40

100

119
.1

50

100

50

91.2

191.2
20

1.9
3

225.34

18
4.2

164.5

70

149

80

78
.67

134.77

74
.82

142.68

65
.5

146.3

60.84

18
6.6

6

93.22

116

50

14
4

90

68.75

90

10
92

167

63.5

12
7

83
.5

238

80

100

13
0

118

100

168

266

28
.9

41
.10

276.48164

70
.69

71

111.35

50

50

100.78

355
.21

486.08

12
2.4

5

80

34

35

244

50

40

13
8

13
8

50

60

53
9

50

14
8.4

102

25
3.5

50

50

50

12
5

12
5

149
.65

97.9

75

50

73.
31

100.19

79.
99

50

50

50

25

25

100

100

100

100

100

100.19

100.19

58.
08

70.
44

50

50

50

40

10

105

105

105

50

50

50

50

25

25

50

50

50

50

105

105

105

105

12
8

108.75

60

69

115.15

10
1.1

9

84.67

92

40

80
82.5

82.5

38
13

2.8
9

16
7.2

5

53.1

124.36

56150.29

236.58

60.72

13
2

13
5

176
.8

18.
4 99.5

106.33

103

105
207.74

16.5
11

0.9
6

151.1

130

14
1

12
0.8

30

11
9.9

1
137

68
 - 7

8
67

 - 7
7

60
 - 6

6
59

 - 6
5

2 - 110 1 - 109

214 - 232 213 - 231

2 - 10
1 - 9

2 - 134 1 - 133

112 - 132 111 - 131

38
 - 5

8
37

 - 5
7

79
2 -

 91
2

79
1 -

 91
1

2 -
 28

1 -
 27

186 - 212 187 - 211

91
4 -

 94
0

91
3 -

 94
1 2 -

 26
1 -

 25

94
2 -

 99
2

94
3 -

 99
3

2 - 42 1 - 41

2 - 126 1 - 125

128 - 184 127 - 185

DE
RB

Y R
D

WELLINGTON RD

CARLYLE RD

PE
RS

HI
NG

 ST

CA
NC

O R
D

FOREST AVE

HOLLY ST

WALTON ST

142 B001

142 X011

147 B002
14

3 B
01

5

143 B010

142 B004

142 C007

142 F007

142 H002

142 G004

143 B009

143 F004

143 B008

142 C001

142 H008

142 E009142 E008

142 B013

136 E005

142 F009

142 H003

142 G003

143 B013
143 B003

143 B017

142 B003

143 B011

142 X001

142 F008

142 H006

142 X010

142 E007

142 G008

142 E012

142 E011

142 A001

143 B001

143 B006

143 A066

143
A064

137 C012

147 C002143 A065

143 F011

142 E003

142 E018

137 C014 138
D004

142 G005 142 H001
142 G006

142 G007

147 A001
147 A001

142 F004

142 E017

147 A013

138 D003

142 B012

143 B014

142 B015

137 C013

142 H007

137 A008

142 F012

142 E010

142 E006

137 H001

136 E006

142 H005

142 H004

143 F005
143

F006

142 A003

142 B011

143 B002

143 B016

142 B017

143 B012

142 A002

142 E016 142 F003

142 E015

142 E014
142 F002142 E004

143 F010
142 F001

142 E019

142 E013

137 K001

14
1 C

02
4

141
C039 141 C023

141 C001

141 A002

141 A001

141
C002

142 D009

141 D001

141 D003

142 D010

141 B001

141 C022

14
1 D

02
1

141 C003

141 D020

141 B002

141 A008

141 D002

141 C004

141 C006

141 C005

14
1 C

03
7

141 D019

141 C019

142 D007

14
1 C

00
7

141 C020

141 C021

141 C038

142 D006

141 A009

142 D005

141
D004

141 B003

141 A012

141 A011

141 A010

141 B004

141 B005

141 B006

141
B007

142 I001

147 C001

142 D011

142 D004

14
2 D

00
8

1025 52

975

955

21 2

121

961

53 126
964

960

135

47

951
954

223
213 121

219
952

209
115

203

945

33946

122

218

116
171

210
25

204
198

93816
104

929
12

930 10

927

37 926

33

21
92225

121

915

19
918

115

34
107

130

28 22

124
101

14
148 89

97

116

905

108
148

102897
100

94

887

86

82

118

173

151

977

21 1

17 1

¹

1 inch = 50 feet

Index Number -April 1 2012 fy 2013I6NE I7NW I7NE

J6
SE

O7NE
J6NE J7NW J7NE

J7SWhttp://www.portlandassessors.com/taxmaps.htmTax Map Index;

JMY
Typewritten Text
Att. G

JMY
Typewritten Text



18

19

14

8

9

10

5

6

7

8

9

101

100

75

84
.3

70
.4

100
93

70
.4

70
.4

11
3

52.3 2

2

3

4

10

10144

8177 8956

7176

7952

6720

8884
9856

3280

4000

5290

3201

11183

4910

7503

9660

12000

12799

379721105

2112
4875

5003

4800

7115
4725

6000

6888

12382
9430 16645

7182

9225

5808
5152

8446

7490

9695

14136

15200

27816

7965

7000

7325

6547

6462

821926

9413

9281

63

63

12
9.8

69

52

52

13
8

50

12
6.0

69.51
15.95

53.05

12
2.4

5

80

53
9

77

77

12
8

12
8

108.75

60

69

115.15

10
1.1

9

84.67

57.5

57.5

92

92

42

40

80
82.5

82.5

38
13

2.8
9

16
7.2

5

53.1

60.72

13
2

13
5

176
.8

18.
4

103

105
207.74

16.5

11
0.9

6

17

76.5

75

75

75

75

10
0

10
0

65.75

65.73

10
5.2

7

10
4.0

8

10
8.2

4

10
8.2

4

65.73

78
.74

78
.74

65.73

34

29
.5

66

81+/-

10
0

10
0

76

20
0

20
0

76

14

76

11
7

72

11
7

72

11
5

72

72

17
0

10
0

18
6

19
1+

/-

100

100

12
3

12
3

76.66

148.28

147.84

148.5

62
.5

62
.5

63
.7

63
.5

67

67
.4

239.81

246.49

11
9.9

1
137

186 - 212 187 - 211

56
2 -

 58
0

56
1 -

 57
9

2 - 42 1 - 41

234 - 244 233 - 243

65
0 -

 66
8

64
9 -

 66
7

214 - 232 213 - 231

2 -
 28

1 -
 27

2 -
 26

1 -
 25

2 -
 20

1 -
 19

246 - 298 245 - 297

58
2 -

 64
8

58
1 -

 64
7

HOLLY ST

PE
RS

HI
NG

 ST

MO
RG

AN
 C

T

DI
NG

LE
Y C

T

WALTON ST

ST
EV

EN
S A

VE

143 A044

143 A067

144 C004

143 B015

143 B010

144 B001

143 B009

143 F004

143 B008

143 A042

143 A059

143 A043
143 A058

144 C005

144 C003

136 E005

143 B013

143 A063

143 A060

143 A048

143 B017

143 A080

144 C002
143 B011

134 A001

134 F001

142 G008

14
2 E

01
2

142 E011

143 A062

143 B001

143 A041

143 A066

143 A055

143
A064

135 A005

143 A052

14
3 A

06
5

143 A065

143 F011

143 A081

135 X002

142
G007

135 X003

143 B014

143 A047

143 A061143 A046
143 A045

144 C001

136 E006

143 F005
143 F006144 A003

143
B002

143 B016

143 B012

143 A053

144 A004

142 E015

142 E014

144 A002

143 F010

143 A082

143 A054

144 A001

612

3 13
11

20

17 23

10
651

21 2
9

293
285

9
275

263 5

259 7

253
249

233239

631

229
223

213
219

226

218

210

16

12

37

33

34

18

242

605

299

269
6

8

21 1

17 1

¹

1 inch = 50 feet

Index Number -April 1 2012 fy 2013I6NW I6NE I7NW

J6
SW

O7NE
J6NW J6NE J7NW

J6SEhttp://www.portlandassessors.com/taxmaps.htmTax Map Index;



10

8

7

6

39

40

41

42

4

5

3

2

1
2

74
72A

72

70

34

35

36

7672

7640

7550

15225

5960

4803

9457

17409

5263

630 795

4773

5416

4934

5575

6080

6440

17342

6785

26890

249566

3000

5903

6333

9246

2961

4615

4192

36706

43560

16835

25724

4815

6358

6518

5301

5083

5000
5000 5000 6838

716902

7986

8945

6348

6500
6857

7157

7460

9360

6336

4555

15
3.7

5

15
3.1

3

15
2.5

15
2

14
8.4

134.77

49.2

55.2

153.5

12871

138.435

40

33.2
26.8

60

30112.72

26.74
55

50

50

100.9

98.67

98.67

40

40

40

137

41.7

80.05

207.79

83

100

96.85

204.37

60

98.35

60

98.41

95.3

116.39

33.4
75

75

45

41

65

65.5

71

71

71

162.17

177.24

229.05
226.98

181.5

181.5

254.1

87.19

76.17

97.25

87.19

80

59.95

76.16

71.77

53
.69

75.56

91
.59

35.42

100

807.46

53
9

50
50

10
0

10
0

10
0

65.75

245.4 Total

50

50
50

50

13
9.8

5

13
4.4

2

12
9.2

9

60/-

12
5.7

2

12
0

70

75.46

75

117
.81

92

95

68
.5

68
.5

70

50

50

14
8.4

0 -
 0 0 -
 0

2 - 68 1 - 67

80
 - 1

12
79

 - 1
11

79
2 -

 91
2

79
1 -

 91
1

SAWYER ST

MAYLAND ST

IRVING ST

FOREST AVE

142 H002

143 F004

137 C008

137 A014
137 A015

136 E005

142 H003
142 F008

142 H006

138 D019

137 C011

138 D024

137 C007

137 A011

137 C012

137 A009

137 A007

136 D004

137 C014

138 D004

13
8 D

00
5

137 A001

138 C004

137 J001

137 A002

138 C003

137 A006

137 C009

137 E011
136 D003136 D002136 D001

137 C005

137 E003

137 A010

138 D003

137 A005137 C004

137 J005

137 E006137 E007137 E008137 E009137 E010

136 D008

138 C002
138 C001

137 E005

137 C010

137 A003 137 J002

137 J004

137 C006

137 E012

137 A004

137 C018

137 A013

138 C012

137 A012

138 C024

137 J003

137 C015
138 C011

137 C013 142 H007

137 A008

136 X001

138 D025

137 H001

136 E006

142 H005

142 H004

137 C001137 C003

137 K001

887

86

82

880

867

865

849

849

843

65

835 61

110
53

829

45

104

819

60

56

102 46

44
815 96

94

89

803

88

4549

41
84

37

57
61

800

¹

1 inch = 50 feet

Index Number -April 1 2012 fy 2013I6SE I7SW I7SE

I6N
E O7NE

J6SE J7SW J7SE

I7NWhttp://www.portlandassessors.com/taxmaps.htmTax Map Index;



12

11

10

9

7 8
9

10

11

12

7

6

5

4

3

2

1

6

5

4

3

122

121

11 9

11 8

11 5
11 4

111

11 0

126

127

1
2

14

4002

4406

4099

4146

6017

2626
4002 6707 5340

5314

8949
3842

3842

6394

6228

18900

5486

5123

4631

3161

6942

6135 6043
6043

6043

5564

5705

80131

4480

6400

9643

3460

3000

4414

9198

4777

4056

7595

13026

4577

6400

7249

6946

5340

5534 3475
8500

6500
5000

5000

5000

5000

6858

6437

5000
6450

5736
5000 4800

13384

342866

132550

5789

4880

87
.98

7.99

23.95

52
.02

80.67

56
.65

81.5

50
.02

82.45

50

83.4

50
.02

50

16.4

31.33
20.9

37
.75

54.02

60

43.07

63.9

14
8.1

8

15
9

9.5 2 23.83

43.43

83
.55

40

93
.8

40.25

53

40.3

53
.2

39.8
14

1.5
5

42.51

13
5

48.73

150

11
5

15555.25

99
.68

55

94
.52

54
.94

100.64

55
59

.12

95.67

61.13
35.78

81

43.63

28
.8

6

12
.1

39
.5

71
.1

97.5

70
.3

97.5
16.5

90

90

81

80

80

80

80.2

55

55

80.7

55

57

132.4

61.5

5

20.5

33

100 85
.5

92

13
8.7

5

56

121 36
.18

19
.6

123 29

143

24
.34

24124.4

66

90
.24

64

64

170.17

76
.72

12
3.2

8

22
1.8

3

55
55

54
.94

54
.94

105.12

102.56

100

10
9.8

8

10
9.8

8

10
9.8

9

56.5

55.16

75

90

80

50

50

50

10
0

53
102

90

62.5

35

43

34

78

57.5

10
0

10
0

10
0

10
0

10
0

85

85
65

65

50

50

50

50

64.86

64.86

63
.5

105.5

58
.5

45

125

10
39

.3
94

.75
99.44

10
0

52.25

235.14

25
0

878.23  Total

1026.41

53
9

878.25 Total

58.3

60

39

91
.1

103

58
2 -

 64
8

58
1 -

 64
7

2 - 
44 1 - 

43

48
4 -

 50
2

48
3 -

 50
1

11
4 -

 12
0

11
3 -

 11
9

96
 - 1

12
95

 - 1
11

12
2 -

 13
6

12
1 -

 13
5

52
4 -

 53
6

52
3 -

 53
5

50
4 -

 52
2

50
3 -

 52
1

146 - 164 145 - 163

53
8 -

 56
0

53
7 -

 55
9

56
2 -

 58
0

56
1 -

 57
9

2 - 36 1 - 35

2 - 36 1 - 35

110 - 178 109 - 177

LEONARDST

LE
LA

ND
 ST

PERCIVAL ST

ST
EV

EN
S A

VE

NEW ST

CROSBY ST

HARTLEY ST

144 B001
143 F004

143 F004

135 D017

135 E002
135 E015

136 E005

134 A001

134 F001

135 E001

135 D001
135 D004135 D006

135 D008

135 D010

135 D007

135 D009

135 D013

135 E016

135 A005

13
4 F

00
9

135 A001
135 A004135 A003

136 D004

135 X002

135 E022
135 E027

135 E013 135 E009

135 E003
135 E004

135 E005
135 E006

135 E007

135 E024

135 E014

135 E023

135 C015

135 C017135 C002135 E025
135 C019

135 B008135 E019

135 B010

135 B021

135 B012

135 X003

135 B016

135 E017
135 B018

135 C001133 H010 135 E026 135 C003
135 C006135 C008135 C012135 E010

135 E020135 E021

135 B006135 E018

136 A008

135 D014

135 B014
135 B020 135 B017

135 A002

135 E008

135 D002

13
4 F

01
0

135 E030

135 D012
134

G007

135 D015

135 E029
135 B019

135 B022

135 D003135 D005

135 D011

135 D016

134 G008

136 X001

136 E006

132

131

22

18 16
127

55024123

119
546

2327
1719

11

107

26
20

14 53410

99

528

512

81

510

77

73 502

71

33
500

535

527

519

150

515

511

165

145
139

499

166 162
156

542

¹

1 inch = 50 feet

Index Number -April 1 2012 fy 2013I6SW I6SE I7SW

I6N
W

O7NE
J6SW J6SE J7SW

I6NEhttp://www.portlandassessors.com/taxmaps.htmTax Map Index;



 
 

                                                                                         Exhibit 5 
Compliance With Zoning  

 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 5 
COMPLIANCE WITH ZONING 

The applicant is seeking a zone change from R5 to R5A over portions of the campus.  Text amendments 
to the R5A zone were approved by the City Council on June 15, 2015.  The map amendment is 
anticipated to be approved on July 6th.  The project will be in compliance with all zoning requirements. 

Following are the site data standards demonstrating compliance with applicable standards for the 
Motherhouse Lot 3.  Refer to the Site Plan and Overall Subdivision Plan for zoning and zone line 
locations as proposed. 

SITE DATA TABLE 

STANDARD 
REQUIRED 

PROVIDED 
R5 R5A 

MIN. LOT AREA 9000 SF 2 AC 4.35 AC 
MIN. FRONTAGE (FT) 50 50 380.2 

MIN. YD. DIMENSIONS (FT.) 
A. FRONT YD. 20 25 130.4 
B.  REAR YD. 20 25 80 
C. SIDE YD. 14 16 36.4 

MAX. LOT COVERAGE 40% 30% 30,677 SF   (16.0%) 
MIN. LOT WIDTH (FT.) 90 60 304 

MAX. STRUCTURE HEIGHT (FT.) 35 55 58 (EXISTING) 
MIN. OPEN SPACE  (SF/DU) 300  (PRUD) (2.) 200 373 

    (SF) 17,600 32,863 

NOTES: 
1. R5 LOT AREA/DU = 4500 SF WITH 250 FT. FRONTAGE & 6000 SF. WITH <250 FT. FRONTAGE
2. NO OPEN SPACE REQUIREMENT R5 FOR NON-PRUD MULTIPLEX.

         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 
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        Exhibit 6 
Easements and ROW’s 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 6 
EASEMENTS AND RIGHTS OF WAYS 

Existing Easements: 

The existing site contains a 33-foot right of way easement  along the southern property line deeded in 
1908 by James Baxter as part of a 66 foot wide paper street.  The applicants will preserve that right of 
way as a natural buffer subject to any rights or interests the City may have in the right of way.  
Alternatively the applicant may approach  corporation counsel to discuss the opportunity to extinguish 
that entire right of way. 

The site is subject to an overhead utility line easement to service the Motherhouse. 

Proposed Easements: 

As a 4-lot subdivision and master planned site, cross-easements are typically required for shared 
utilities, access, stormwater management, etc.  Shared easements for sewer, water and stormdrainage 
are shown on the Preliminary Subdivison Plat, Sheet C2.  

Additional easements may be require for parking and access as well and may be added to the plans. 

The stormwater easement across Lot 4 will be conditioned to allow that stormdrain line to be moved 
upon development of Lot 4 Senior Housing. 
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        Exhibit 7 
Waiver Requests 



   
       Motherhouse Senior Housing 

Subdivision and LIII Site Plan Application 
June, 2015 

 
EXHIBIT 7 

WAIVERS 
 

No waivers of Site Plan or Subdivision Standards are being requested at this time. 

         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 

mailto:rlicht@securespeed.net
JMY
Typewritten Text
Att. J

JMY
Typewritten Text



        Exhibit 8 
Financial and Technical Ability 
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  Exhibit 9 
Traffic Analysis 
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Introduction 

The purpose of this report is to summarize the traffic impacts of proposed senior 
residential apartments to be located in the Motherhouse on the McAuley site on Stevens 
Avenue in Portland, Maine.  The existing Motherhouse building will be renovated to provide 
eighty-eight (88) senior dwelling-units.  Access to Motherhouse Senior Housing will be 
provided by a full-movement drive to Walton Street and by a secondary entrance on Stevens 
Avenue and a secondary exit on Stevens Avenue, where exiting movements will be limited to 
right-turns only.  The site location and surrounding area are shown on the map in Figure 1.   
The renovation project is expected to begin in early 2016.  Occupation is expected to be 
completed sometime in fall of 2017.   

Trip Generation 

The number of trips which will be generated by the proposed senior apartments was 
estimated using the most recent Institute of Transportation Engineers (ITE) “Trip Generation, 
9th Edition” report, published in 2012.  Land Use Code 252 – Senior Adult Housing – 
Attached was used on the basis of 88 dwelling units.  The results are summarized below:   

 ITE Trip Generation 
Time Period One-way Trip-Ends 

Weekday 302 

AM Peak Hour – adjacent street 18 
 Entering Site 6 
 Exiting Site  12 

AM Peak Hour – generator 34 
 Entering Site 16 
 Exiting Site  18 

PM Peak Hour – adjacent street 22 
 Entering Site 12 
 Exiting Site  10 

PM Peak Hour – generator 31 
 Entering Site 17 
 Exiting Site  14 

As can be seen above, the senior apartments are expected to generate just 18 one-way 
trips during the weekday AM peak hour and 22 trips during the weekday PM peak hour of 
the adjacent street system.  Given that trip generation will be well under 100 trips, a Traffic 
Movement Permit (TMP) will not be required from the Maine Department of Transportation 
(MaineDOT) for this first phase of the senior housing development.   
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The trip assignments were based upon the travel patterns observed during turning 
movement counts.  These trip assignments are shown in Figure 2.  Based upon the trip 
assignments, the study area for capacity purposes only extends through the site drive 
intersections.  Generally, a project will not have any measurable/noticeable impact off-site on 
traffic operations unless it generates in excess of 25 trips in a lane per hour.  Based upon the 
trip assignments, the Motherhouse apartments are expected to generate a maximum of six (6) 
lane hour trips.  This minimal level of traffic should have no noticeable or measurable impact 
on traffic operations off-site.  The study area was extended for safety analysis purposes as 
follows:  

Stevens Avenue - from Hartley Street northerly to Waverly Street 
Walton Street - from Stevens Avenue easterly to Pershing Street. 

Capacity Analysis 

Traffic operations are evaluated in terms of level of service (LOS).  Level of service 
is a qualitative measure that describes operations by letter designation.  The levels range 
from A - very little delay to F - extreme delays.   Level of service "D" is generally considered 
acceptable in urban locations while LOS "E" is generally considered the capacity of a facility 
and the minimum tolerable level.  The level of service for signalized intersections is based 
upon average control delay per vehicle, as defined in the following table excerpted from the 
2000 "Highway Capacity Manual": 

 Signalized Intersection Level of Service 
LOS  Control Delay per Vehicle 

A < = 10.0 seconds 
B > 10.0 and <= 20.0 
C > 20.0 and <= 35.0 
D > 35.0 and <= 55.0 
E > 55.0 and <= 80.0 
F > 80.0 

The level of service for unsignalized intersections is based upon average control delay 
per vehicle for each minor, opposed movement, as defined below: 

 Unsignalized Intersection Level of Service 
LOS      Delay Range 
A < = 10.0 seconds 
B > 10.0 and <= 15.0 
C > 15.0 and <= 25.0 
D > 25.0 and <= 35.0 
E > 35.0 and <= 50.0 
F > 50.0 
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Existing Traffic Volumes 

Existing average annual daily traffic (AADT) data for the vicinity of the Motherhouse 
site was obtained from "Traffic Volume Counts, 2013, 2009 and 2006 Annual Reports",  
published by MaineDOT.   This data is summarized below: 

 Average Annual Daily Traffic 
Location 2002 2005 2007 2010 2013 

Stevens Avenue, north of Walton Street --- 11,470 10,370 11,170 10,980 
Stevens Avenue, south of Walton Avenue 12,650 12,950 11,030 12,510 11,680 
Stevens Avenue, south of Forest Avenue 10,160 10,810 9,570 10,360 10,050 
Walton Street, west of Forest Avenue --- 3,740 --- 2,800 3,120 

As can be seen above, traffic volumes have been declining on Stevens Avenue over 
the most recent short-term 2010 to 2013 period.  They also declined over the longer term 
2002 to 2013 period.  The traffic count data for Walton Street shows a longer term decrease 
but a short-term increase from 2010 to 2013.   

Existing Conditions Analysis 

While this Motherhouse project, with its limited traffic volumes, is not expected to 
have any impact off-site on level of service or capacity it is important to note that there are 
no existing capacity concerns within the previously determined study area.  Maine Traffic 
Resources recently conducted turning movement/vehicle classification counts at three 
signalized area intersections, requested by the City of Portland, during the AM (7:00 – 9:00) 
and PM (3:00 – 6:00) peak hour periods.  Those counts were conducted during the last week 
of April 2015, which was UNE’s last full week of regular classes and when both McAuley 
High School and Portland City Schools were back from April break.  These are expected to 
be peak volumes for the study area given all of the schools in the immediate area.  

Synchro 7 was used to analyze the intersections under existing 2015 conditions to 
determine existing operations.  The results were previously submitted to the City of Portland 
in a Summary Memorandum prepared by Maine Traffic Resources and dated May 4th, 2015, 
along with the traffic count records and the Synchro analysis runs.   The results for the 
intersection of Stevens Avenue and Walton Street, given its proximity to the Motherhouse, 
are repeated in the following table with the LOS followed by the associated delay in seconds: 

Intersection of Stevens Avenue and Walton Street 
 Existing Peak Hour Levels of Service 

Approach/Movement 2015 AM  2015 PM 

Westbound Walton Street B (17.0) B (17.6) 

Northbound Stevens Avenue Rights  A  (7.1) A (7.2) 
Northbound Stevens Avenue Throughs B (15.9) B (12.1) 
Northbound Stevens Avenue Overall B (10.8) B (11.2) 
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Approach/Movement 2015 AM  2015 PM 

Southbound Stevens Avenue Lefts  A (4.6) A (4.8) 
Southbound Stevens Avenue Throughs A (5.2) A (5.2) 
Southbound Stevens Avenue Overall A (5.1) A (5.1) 

Overall Intersection B (10.1) A (9.3) 

As can be seen above, the Walton Street and Stevens Avenue intersection operates at 
LOS “B” overall in the AM peak hour and at LOS “A” overall in the PM peak hour with all 
movements at LOS “B” or better.  Based upon this level of service, there is plenty of capacity 
at this intersection to accommodate the senior apartments in the Motherhouse.  No capacity 
concerns or constraints were identified by either the analysis or observed in the field during 
the turning movement counts.   

Accident Review 

In addition to trip generation analysis, Maine Traffic Resources has also looked at 
accident data for the vicinity of Motherhouse Senior Housing.  The Maine Department of 
Transportation uses two criteria to determine high crash locations (HCLs).   The first is the 
critical rate factor (CRF), which is a measure of the accident rate.  A CRF greater than one 
indicates a location which has a higher than expected accident rate.  The expected rate is 
calculated as a statewide average of similar facilities.     

The second criterion, which must also be met, is based upon the number of 
accidents that occur at a particular location. Eight or more accidents must occur over the 
three-year study period for the location to be considered a high crash location. The 
accident data is included in the appendix of this report.  The CRF and number of 
accidents are summarized by location for the most recent three-year period, 2012 to 2014, 
below:  

Stevens Avenue Location Description # of Acc.  CRF 

Between Hartley Street and Percival Street 2 0.57 
Intersection of Crosby Street 2 0.41 
Between Crosby Street and New Street 2 0.56 
Intersection of New Street 1 0.22 
Between New Street and Walton Street 4 0.38 
Intersection of Walton Street 4 0.24 
Intersection of St Joseph Street 3 0.65 
Between St Joseph Street and Elmwood 7 1.44 
Intersection of Elmwood 1 0.22 
Between Elmwood and Waverly Street 1 0.26 
Intersection of Waverly Street 6 1.32 

Walton Street Location Description # of Acc.  CRF 

Between Stevens Avenue and Pershing Street 0 0 
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As can be seen in the preceding accident table, there are no high crash locations 

within the vicinity of the proposed Motherhouse Senior Housing.   As a result, no further 
accident review or evaluation should be necessary.   
   
 
Sight Distance  
 
 Typically, sight distances are one of the most important safety aspects to consider in a 
traffic impact study, particularly for low volume generators, such as these senior apartments.   
Maine Traffic Resources recommends a minimum of 250’ of intersection sight distance for 
the posted 25 mph speed limit on Walton Street.  The speed limit is posted at 30 mph on 
Stevens Avenue in the vicinity of the site so a greater 300’ distance is recommended. 
The sight distances from the proposed exit drives were estimated in the field and are 
summarized as follows: 
 
                          Available Sight Distance 
Intersection Required To Left To Right Adequate  
 
Walton Street Site Drive  250’ >350’ >350’ Yes 
 

Stevens Avenue Exit Drive  300’ >400’ 400’* Yes*  
 
*   see discussion below   
 

As can be seen above, the available sight distances exceed the recommended 
minimums. However, it is noted that sight distance to the right from the Stevens Avenue exit, 
although adequate at the time of the field visit, has the potential to be blocked if a car parks 
just to the right of the exit. This parking area, from the exit drive to about twenty-five feet 
north, should be eliminated to allow for proper sight distances at all times.  

 
It is also important that these intersection sight distances be maintained into the 

future.  No plantings or signage should be located in the sight triangles that could obscure 
sight distances from the access drives in the future. 
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SUMMARY 

The proposed senior apartments to be located within the renovated Motherhouse are 
expected to generate just 18 one-way trips during the weekday AM peak hour and 22 trips 
during the weekday PM peak hour.  This limited level of traffic generally does not have any 
significant impact on off-site traffic operations.  Given that trip generation will be well under 
100, a Traffic Movement Permit will not be required for this first phase of the senior housing 
development. 

While the project will not have any impact off-site on capacity, it is important to note 
that previous existing conditions analysis by Maine Traffic Resources did not identify any 
capacity concerns at the nearby intersection of Stevens Avenue and Walton Street.     

In terms of safety, there are no high crash locations within the vicinity of the 
proposed Motherhouse Senior Housing.  Sight distances from the access drive intersections 
on Stevens Avenue and Walton Street will be more than adequate, exceeding the 
recommended minimums, with the recommended removal of a parking space on Stevens 
Avenue to the north of the exit drive.     
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End Node: 13189
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13190Start Node:
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Stevens Ave area

Year 2012, Start Month 1 through Year 2014  End Month: 12
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13185 Int of HARTLEY ST  STEVENS AV 2 0 0 0 0 0 0 0.0 4.2293200987 - 0.41 0.000.370.00
 Statewide Crash Rate:    0.14

13183 Int of PERCIVAL ST  STEVENS AV 2 0 0 0 0 0 0 0.0 4.2183200987 - 0.46 0.000.370.00
 Statewide Crash Rate:    0.14

13182 Int of CROSBY ST  STEVENS AV 2 2 0 0 2 0 0 100.0 4.3353200987 - 0.49 0.000.370.15
 Statewide Crash Rate:    0.14

13181 Int of NEW ST, STEVENS AV 2 1 0 0 0 0 1 0.0 4.4333200987 - 0.54 0.000.370.08
 Statewide Crash Rate:    0.14

13190 Int of STEVENS AV, WALTON ST 9 4 0 0 0 0 4 0.0 4.7543200987 - 0.75 0.001.180.28
 Statewide Crash Rate:    0.66

10883 Int of DINGLEY CT, WALTON ST 2 0 0 0 0 0 0 0.0 1.1153200987 - 0.87 0.000.520.00
 Statewide Crash Rate:    0.14

12106 Int of MORGAN CT, WALTON ST 2 0 0 0 0 0 0 0.0 1.1823200987 - 0.90 0.000.510.00
 Statewide Crash Rate:    0.14

13189 Int of PERSHING ST, WALTON ST 2 0 0 0 0 0 0 0.0 1.2173200987 - 0.95 0.000.510.00
 Statewide Crash Rate:    0.14

13192 Int of ST JOSEPH ST, STEVENS AV 2 3 0 0 0 0 3 0.0 4.0940560678 - 0.05 0.000.370.24
 Statewide Crash Rate:    0.14

13194 Int of ELMWOOD  STEVENS AV 2 1 0 0 0 1 0 100.0 4.1030560678 - 0.13 0.000.370.08
 Statewide Crash Rate:    0.14

P13196 Int of STEVENS AV  WAVERLY ST 2 6 0 0 0 1 5 16.7 4.1110560678 - 0.19 1.300.370.49
 Statewide Crash Rate:    0.14

0.480.3117 0 0 2 2 13 23.5 37.791 0.15NODE TOTALS:Study Years: 3.00

Crash Summary I

Node Node Description U/R Total
Crashes K

Percent
Injury

Annual M
Ent-Veh

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section
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Rate
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13183 2 2 0 0 1 0 1 50.0 0.00209 318.65 559.27 0.003200987 - 0.4113185 3119201 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 3200987Int of PERCIVAL ST  STEVENS AV

13182 2 0 0 0 0 0 0 0.0 0.00127 0.00 634.99 0.003200987 - 0.4613183 3130460 0.030 - 0.03
Statewide Crash Rate:  190.34RD INV 3200987Int of CROSBY ST  STEVENS AV

13181 2 2 0 0 0 0 2 0.0 0.00214 311.05 555.79 0.003200987 - 0.4913182 3123618 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 3200987Int of NEW ST, STEVENS AV

13181 2 4 0 0 0 3 1 75.0 0.00914 145.87 386.72 0.003200987 - 0.5413190 187848 0.210 - 0.21
Statewide Crash Rate:  190.34RD INV 3200987Int of NEW ST, STEVENS AV

10883 2 0 0 0 0 0 0 0.0 0.00128 0.00 1019.38 0.003200987 - 0.7513190 184603 0.120 - 0.12
Statewide Crash Rate:  359.96RD INV 3200987Int of DINGLEY CT, WALTON ST

10883 2 0 0 0 0 0 0 0.0 0.00034 0.00 1401.47 0.003200987 - 0.8712106 184602 0.030 - 0.03
Statewide Crash Rate:  359.96RD INV 3200987Int of DINGLEY CT, WALTON ST

12106 2 0 0 0 0 0 0 0.0 0.00060 0.00 1235.20 0.003200987 - 0.9013189 186354 0.050 - 0.05
Statewide Crash Rate:  359.96RD INV 3200987Int of MORGAN CT, WALTON ST

13190 2 0 0 0 0 0 0 0.0 0.00205 0.00 562.51 0.000560678 - 013192 187859 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 05 60678Int of STEVENS AV, WALTON ST

13192 2 7 0 0 0 3 4 42.9 0.00326 716.67 498.75 1.440560678 - 0.0513194 3118519 0.080 - 0.08
Statewide Crash Rate:  190.34RD INV 05 60678Int of ST JOSEPH ST, STEVENS AV

13194 2 1 0 0 0 1 0 100.0 0.00242 137.76 538.59 0.000560678 - 0.1313196 3118901 0.060 - 0.06
Statewide Crash Rate:  190.34RD INV 05 60678Int of ELMWOOD  STEVENS AV

16 0 0 1 7 8 50.0 0.02458 216.99Section Totals: 0.73Study Years: 3.00 334.85 0.65

33 0 0 3 9 21 36.4 0.02458 447.55Grand Totals: 0.73 465.73 0.96

Section
Length

Crash Rate CRFCritical
Rate

Start
Node

U/R Total
Crashes K

Percent
Injury

Annual
HMVM

Injury Crashes

A B C PD

Route - MPEnd
Node

Element Offset

Begin - End

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crash Summary I
Sections

Page 3 of 12 on 6/22/2015, 3:28 PM



1013185 3119201 3200987 - 0.41 2 0 0 113183 0 - 0.05 2012-38969 0.43 B09/19/2012

2013-17683 0.43 PD07/18/2013

0013183 3130460 3200987 - 0.46 0 0 0 013182 0 - 0.03
2013182 3123618 3200987 - 0.49 2 0 0 013181 0 - 0.05 2014-14374 0.52 PD05/23/2014

2013-11757 0.53 PD05/15/2013

1313190 187848 3200987 - 0.54 4 0 0 013181 0 - 0.21 2014-20946 0.59 C07/27/2014

2013-27296 0.64 C11/02/2013

2014-26774 0.66 PD10/05/2014

2013-6332 0.68 C03/07/2013

0013190 184603 3200987 - 0.75 0 0 0 010883 0 - 0.12
0012106 184602 3200987 - 0.87 0 0 0 010883 0 - 0.03
0013189 186354 3200987 - 0.90 0 0 0 012106 0 - 0.05
0013192 187859 0560678 - 0 0 0 0 013190 0 - 0.05
4313194 3118519 0560678 - 0.05 7 0 0 013192 0 - 0.08 2013-15717 0.06 C06/29/2013

2012-37085 0.07 PD08/30/2012

2013-12295 0.07 PD05/21/2013

2012-39041 0.08 PD09/20/2012

2012-38808 0.09 C09/17/2012

2013-9204 0.09 C04/11/2013

2012-26944 0.11 PD04/24/2012

0113196 3118901 0560678 - 0.13 1 0 0 013194 0 - 0.06 2014-2113 0.16 C01/15/2014

16 0 0 1 7 8Totals:

Crash Date Injury
Degree

Crash
Mile Point

Crash ReportStart
Node

Total
Crashes K

Injury Crashes

A B C PD

Route - MPEnd
Node

Element

Begin - End

Offset

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section
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Section Details
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Vehicle Counts by Type

Crashes by Day and Hour

Hour of Day

Day Of Week 12 1 2 3 4 5 6 7 8 10 11 12 1 29 3 4 5 6 7 8 9 10 11 Un Tot

AM PM

SUNDAY 0 0 0 1 00 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 3

MONDAY 0 0 0 0 00 0 0 1 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 0 3

TUESDAY 0 0 0 0 00 0 0 0 0 0 0 0 0 0 0 1 2 0 0 0 0 0 0 0 3

WEDNESDAY 0 0 0 0 00 0 0 3 0 0 0 1 1 0 0 1 1 0 0 0 0 0 0 0 7

THURSDAY 0 0 0 0 10 0 0 0 1 1 0 1 1 0 1 0 0 1 0 0 0 0 0 0 7

FRIDAY 0 0 0 0 00 0 0 1 2 1 0 0 1 0 1 1 0 1 0 0 0 0 0 0 8

SATURDAY 0 0 0 0 00 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 2

0 0 0 1 10 0 0 5 3 3 0 2 5 1 2 4 4 2 0 0 0 0 0 0 33Totals

Unit Type Total

1-Passenger Car 41

2-(Sport) Utility Vehicle 16

3-Passenger Van 3

4-Cargo Van (10K lbs or Less) 0

5-Pickup 5

6-Motor Home 0

7-School Bus 0

8-Transit Bus 0

9-Motor Coach 0

10-Other Bus 0

11-Motorcycle 0

12-Moped 1

13-Low Speed Vehicle 0

14-Autocycle 0

15-Experimental 0

16-Other Light Trucks (10,000 lbs or Less) 0

17-Medium/Heavy Trucks (More than 10,000
lbs)

0

18-ATV - (4 wheel) 0

20-ATV - (2 wheel) 0

21-Snowmobile 0

22-Pedestrian 1

Unit Type Total

23-Bicyclist 0

24-Witness 5

25-Other 0

Total 72

Crash Summary II - Characteristics
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Crashes by Apparent Physical Condition And DriverCrashes by Driver Action at Time of Crash

Driver Age by Unit Type

Dr 2
Apparent Physical
Condition

Dr 1 Dr 4 Dr 5 Other TotalDr 3

29 28 3 1 0 1 62Apparently Normal

0 0 0 0 0 0 0Physically Impaired or Handicapped

0 0 0 0 0 0 0Emotional(Depressed, Angry,
Disturbed, etc.)

1 0 0 0 0 0 1Ill (Sick)

1 0 0 0 0 0 1Asleep or Fatigued

0 0 0 0 0 0 0Under the Influence of
Medications/Drugs/Alcohol

1 0 0 0 0 0 1Other

Total 32 28 3 1 0 1 65

Dr 2Driver Action at Time of Crash Dr 1 Dr 4 Dr 5 Other TotalDr 3

18 13 1 0 0 0 32No Contributing Action

3 0 0 0 0 0 3Ran Off Roadway

2 4 0 0 0 0 6Failed to Yield Right-of-Way

0 0 0 0 0 0 0Ran Red Light

0 0 0 0 0 0 0Ran Stop Sign

0 0 0 0 0 0 0Disregarded Other Traffic Sign

0 0 0 0 0 0 0Disregarded Other Road Markings

0 0 0 0 0 0 0Exceeded Posted Speed Limit

0 0 0 0 0 0 0Drove Too Fast For Conditions

0 0 0 0 0 0 0Improper Turn

0 0 0 0 0 0 0Improper Backing

3 0 0 0 0 0 3Improper Passing

0 0 0 0 0 0 0Wrong Way

6 7 2 1 0 0 16Followed Too Closely

0 0 0 0 0 0 0Failed to Keep in Proper Lane

0 1 0 0 0 0 1Operated Motor Vehicle in Erratic,
Reckless, Careless, Negligent or
Aggressive Manner

0 1 0 0 0 0 1Swerved or Avoided Due to Wind,
Slippery Surface, Motor Vehicle,
Object, Non-Motorist in Roadway

0 0 0 0 0 0 0Over-Correcting/Over-Steering

0 2 0 0 0 0 2Other Contributing Action

0 0 0 0 0 0 0Unknown

Total 32 28 3 1 0 0 64

BicycleAge Driver Pedestrian ATV TotalSnowMobile

0 0 0 0 0 009-Under

0 0 0 0 0 010-14

14 0 0 0 0 1415-19

11 0 0 0 0 1120-24

6 0 0 0 0 625-29

7 0 0 0 0 730-39

9 0 0 0 0 940-49

10 0 0 0 0 1050-59

5 0 0 0 0 560-69

3 0 0 0 0 370-79

0 0 0 0 0 080-Over

1 0 0 1 0 2Unknown

Total 66 0 0 1 0 67
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Most Harmful Event

Traffic Control Devices

Road Character

Injury Data

Light

Severity Code Injury Crashes
Number Of

Injuries

K 0 0

A 0 0

B 3 3

C 9 12

PD 21 0

Total 33 15

Most Harmful Event Total

1-Overturn / Rollover 0

2-Fire / Explosion 0

3-Immersion 0

4-Jackknife 0

5-Cargo / Equipment Loss Or Shift 0

6-Fell / Jumped from Motor Vehicle 0

7-Thrown or Falling Object 0

8-Other Non-Collision 0

9-Pedestrian 0

10-Pedalcycle 0

11-Railway Vehicle - Train, Engine 0

12-Animal 0

13-Motor Vehicle in Transport 62

14-Parked Motor Vehicle 1

15-Struck by Falling, Shifting Cargo or Anything
Set in Motion by Motor Vehicle

0

16-Work Zone / Maintenance Equipment 0

17-Other Non-Fixed Object 0

18-Impact Attenuator / Crash Cushion 0

19-Bridge Overhead Structure 0

20-Bridge Pier or Support 0

21-Bridge Rail 0

22-Cable Barrier 0

23-Culvert 0

24-Curb 0

25-Ditch 0

26-Embankment 0

27-Guardrail Face 0

28-Guardrail End 0

29-Concrete Traffic Barrier 0

30-Other Traffic Barrier 0

31-Tree (Standing) 0

32-Utility Pole / Light Support 0

33-Traffic Sign Support 0

34-Traffic Signal Support 0

35-Fence 1

36-Mailbox 0

37-Other Post Pole or Support 0

Most Harmful Event Total

38-Other Fixed Object (wall, building, tunnel, etc.) 0

39-Unknown 2

40-Gate or Cable 0

41-Pressure Ridge 0

Total 66

Road Grade Total

1-Level 29

2-On Grade 4

3-Top of Hill 0

4-Bottom of Hill 0

5-Other 0

Total 33
Traffic Control Device Total

1-Traffic Signals (Stop & Go) 4

2-Traffic Signals (Flashing) 1

3-Advisory/Warning Sign 0

4-Stop Signs - All Approaches 0

5-Stop Signs - Other 5

6-Yield Sign 0

7-Curve Warning Sign 0

8-Officer, Flagman, School Patrol 0

9-School Bus Stop Arm 0

10-School Zone Sign 1

11-R.R. Crossing Device 0

12-No Passing Zone 1

13-None 20

14-Other 1

Total 33

Light Condition Total

1-Daylight 30

2-Dawn 0

3-Dusk 0

4-Dark - Lighted 3

5-Dark - Not Lighted 0

6-Dark - Unknown Lighting 0

7-Unknown 0

Total 33

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Page 7 of 12 on 6/22/2015, 3:28 PM



Crashes by Year and Month

Month 2012 20142013 Total

JANUARY 0 0 1 1

FEBRUARY 0 0 0 0

MARCH 2 2 0 4

APRIL 1 1 1 3

MAY 0 3 2 5

JUNE 1 1 0 2

JULY 2 1 1 4

AUGUST 3 0 0 3

SEPTEMBER 3 0 0 3

OCTOBER 0 1 2 3

NOVEMBER 1 2 1 4

DECEMBER 0 1 0 1

Total 13 12 8 33

Report is limited to the last 10 years of data.

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section
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Curved
RoadCrash Type

Straight
Road

Four Leg
Intersection

Five or More
Leg

Intersection
Driveways Bridges Interchanges Other Parking Lot

Three Leg
Intersection

Private Way Cross Over
Railroad
Crossing

Total

0 0 0 0 0 0 0000Object in Road 0 0 0 0

10 0 14 0 0 2 0000Rear End / Sideswipe 0 0 0 26

0 0 0 0 0 0 0000Head-on / Sideswipe 0 0 0 0

0 0 2 0 0 1 0000Intersection Movement 0 0 0 3

1 0 0 0 0 0 0000Pedestrians 0 0 0 1

0 0 0 0 0 0 0000Train 0 0 0 0

1 0 1 0 0 1 0000Went Off Road 0 0 0 3

0 0 0 0 0 0 0000All Other Animal 0 0 0 0

0 0 0 0 0 0 0000Bicycle 0 0 0 0

0 0 0 0 0 0 0000Other 0 0 0 0

0 0 0 0 0 0 0000Jackknife 0 0 0 0

0 0 0 0 0 0 0000Rollover 0 0 0 0

0 0 0 0 0 0 0000Fire 0 0 0 0

0 0 0 0 0 0 0000Submersion 0 0 0 0

0 0 0 0 0 0 0000Thrown or Falling Object 0 0 0 0

0 0 0 0 0 0 0000Bear 0 0 0 0

0 0 0 0 0 0 0000Deer 0 0 0 0

0 0 0 0 0 0 0000Moose 0 0 0 0

0 0 0 0 0 0 0000Turkey 0 0 0 0

Crash Summary II - Characteristics

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Crash Type and Type of Location

Total 12 0 17 0 0 4 0 0 0 0 0 0 0 33
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Blowing Sand, Soil, Dirt

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Blowing Snow

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000100 1

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Clear

Dark - Lighted 2 0 0 0 0 000000 2

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 20 0 0 0 0 100000 21

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Cloudy

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 3 0 0 0 0 200000 5

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Weather, Light Condition and Road Surface
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Fog, Smog, Smoke

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 100000 1

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Other

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Rain

Dark - Lighted 0 0 0 0 0 100000 1

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 200000 2

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Severe Crosswinds

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Weather, Light Condition and Road Surface
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Sleet, Hail (Freezing Rain or Drizzle)

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Snow

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Weather, Light Condition and Road Surface

TOTAL 25 0 0 0 0 0 0 1 0 0 0 33

Page 12 of 12 on 6/22/2015, 3:28 PM



 Exhibit 10 
Soils 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 10 
SOILS 

The applicant has retained Summit Geoengineering to perform a site geotechnical and soils evaluation.  
Onsite drilling was conducted in December, 2014 and 9 test borings logged. In general the subsurface 
site conditions consist of topsoil or pavement overlying fill and re-worked native soil overlying marine 
fan deposit overlying bedrock.  Bedrock is relatively deep and varies over the site from a depth of 12.9 
to 25.1 feet.  Groundwater is also relatively deep being recorded in the marine fan layer from depths of 
5.4 to 11.4 feet.   

The soil conditions do not present any unusual design constraints for site development. 
Attached are copies of test boring logs and a site key map. 

         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 

mailto:rlicht@securespeed.net
JMY
Typewritten Text
Att. M

JMY
Typewritten Text

































       Exhibit 11 
Construction Management Plan 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 11 
CONSTRUCTION MANAGEMENT PLAN 

Construction of the Motherhouse and site plan is expected to commence in the Winter of 2016 and 
complete in late Fall 2016. 

The applicants have significant experience in site development and historic structure rehabilitation and 
regularly manage complex projects with seniors living on –campus.  This project will include strict 
control of access and delivery routes, coordinated phasing with McAuley High School activities and site 
security measures.  Communication between the parties occupying the campus and the neighbors is 
critical to a successful project.  It is expected that much of the demolition materials will be recycled and 
taken to the Riverside Facility in Portland or Commercial Paving in Scarborough.   

Utility connections will be required in Stevens Avenue and Walton Streets.  All off-site construction will 
be coordinated with the Department of Public Services to ensure the least impact to traffic flow. 
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       Exhibit 12 
Agency Letters –Natural Areas 



         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 

June 18, 2015    J 14.067 
J 14.067 

Robin Reed 
Maine Historic Preservation Commission 
55 Capitol Street 
65 State House Station 
Augusta, ME  04333-0065 

605 Stevens Avenue, McAuley Campus, Portland 
Request for Agency Database Review 

Dear Ms. Reed: 

On behalf of our client, Motherhouse Associates LP, represented by Kevin Bunker, we are contacting you 
with a request for information on a semi-urban site under consideration for re-development in Portland 
located at 605 Stevens Avenue.  The 18.9 acre site is the site of the former St. Josephs Convent and 
current Catherine McAuley High School and athletic fields. The site is bordered by Baxter Woods to the 
south, Walton Street to the north and Stevens Avenue to the west. 

The project envisions a master planned senior community anchored with the re-purposing of the circa 
1909 St. Joseph’s Convent building (the Motherhouse) into 88 units of affordable and market rate senior 
apartments.  As you may be aware, the majestic Motherhouse and grounds are not currently listed on 
the National Register of Historic Places, however the site has been in use since the 1880’s as a convent, 
school and college. The overall property contains the former St. Catherine’s Home for Aged Women (St 
Catherine’s-circa 1880) and the more recent Catherine McAuley High School building.  The former two 
buildings are not currently included in the development plans however. 

The applicant is seeking Historic Tax Credit Incentives through the Department of the Interior for 
rehabilitation of the Motherhouse and with the project architect, Archetype, PA, will be applying the 
Secretary’s Standards for Rehabilitation to the re-use of the building. 

As part of the planning and permitting process, we would like to identify any special historic areas of 
significance that might affect re-development of this particular site.  We request that you kindly search 
your available resources and database and send us a written advisory as to the possible presence and 
location of any historic or archaeological features that may be a cause of concern. We have attached 
photographs of the Motherhouse and a USGS Quad locus map for your use.  Please do not hesitate to 
contact me should you require anything further.  

Sincerely, 

Frederic (Rick) Licht 
Principal 
Encl.  As Noted 
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June 16, 2015   J 14.067 J 14.067 

Don Cameron, Ecologist 
Maine Natural Areas Program 
93 State House Station 
Augusta, Maine 04333-0093 

605 Stevens Avenue, McAuley High School Campus, Portland 
Request for Agency Database Review 

Dear Mr. Cameron: 

On behalf of our client, Motherhouse Associates LP, we are contacting you with a request for 
information on a semi-urban site under consideration for possible re-development in Portland located at 
605 Stevens Avenue.  The 18.9 acre site is the site of the former St. Josephs Convent and current 
Catherine McAuley High School and Athletic fields. The site is bordered by Baxter Woods to the south, 
Walton Street to the north and Stevens Avenue to the west. 

As part of the planning process, we would like to identify any rare or unique botanical features in the 
site vicinity.  We request that you kindly search your available resources send us a written advisory as to 
the possible presence of rare, threatened or endangered plant species and unique or exemplary natural 
communities on the site in question that might be a cause of concern. 

Thank you for your assistance in conducting this site search.  A USGS Quad Locus Map has been included 
for your use.  Please send any invoice to the address below. 

Sincerely, 

Frederic (Rick) Licht 
Principal 

Enclosure:  As Noted 
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June 16, 2015   J 14.067 J 14.067 

John Perry 
Environmental Coordinator 
Maine Department of Inland Fisheries & Wildlife 
284 State St 
Augusta, ME  04333 

605 Stevens Avenue, McAuley High School Campus, Portland 
Request for Agency Database Review 

Dear John: 

On behalf of our client, Motherhouse Associates LP, we are contacting you with a request for 
information on a semi-urban site under consideration for possible re-development in Portland located at 
605 Stevens Avenue.  The 18.9 acre site is the site of the former St. Josephs Convent and current 
Catherine McAuley High School and Athletic fields. The site is bordered by Baxter Woods to the south, 
Walton Street to the north and Stevens Avenue to the west. 

As part of the planning process, we would like to identify any areas in the site vicinity that contains 
habitat for significant, rare or endangered species.  We request that you kindly search your available 
resources and send us a written advisory as to the possible presence and location of any habitat areas or 
zoological species of which we would want to be aware. 

Thank you for your assistance in conducting this site search.  A USGS Quad Locus Map has been included 
for your use.   

Sincerely, 

Frederic (Rick) Licht 
Principal 

Enclosure:  As Noted 



       Exhibit 13 
Consistency with Masterplans 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 13 
CONSISTENCY WITH MASTERPLAN 

CONSISTENCY WITH COMPREHENSIVE PLAN 

Consistency with Master Plan:  There is currently no approved master plan or master development plan 
for the McAuley campus.  However the applicant has presented  a vision for development of the 
property as the foundation for the re-zoning process.  This vision includes the re-purposing of the 
Motherhouse into senior affordable housing together with development of a quality senior living 
community on Lot 4.  This vision will be further refined and vetted through the Master Development 
Plan process following the approvals of the Motherhouse. 

Consistency with the Comprehensive Plan: As stated in the City of Portland Zoning Amendment 
Application, the proposed re-use plan for the property could be a model project for the City of 
Portland’s comprehensive plan.  Some of the key areas cited in the Comprehensive Plan and included 
the project are: 

• Preservation of historic and natural resources
• Development of currently unused residential potential
• Seek incentives and partnerships to increase affordable housing options
• Encourage higher density housing and walk able neighborhoods
• Identify vacant land and redevelopment opportunities throughout the City
• Target vacant buildings for maintenance, rehabilitation and reuse
• Neighborhood stability and integrity
• Development that is close to city services, transportation and infrastructure
• Development that serves the diverse market including seniors

In summary, the proposed project is clearly consistent with the goals of the Comprehensive Plan. 

The proposed use of the property is also consistent with the historic use of the property and therefore 
consistent with the surrounding neighborhood. The property has been used for a school, college, 
church, residential apartment building, convent and senior care facility at various times throughout its 
history.  The proposed use as affordable senior housing and a senior retirement community is entirely 
consistent with this historic use. Moreover, the long history of this campus in this location with these 
uses – for approximately 130 years - clearly demonstrates that the proposed use is compatible with both 
the property and the surrounding neighborhood.  As the center-piece of this neighborhood for over a 
century, the preservation and reuse of this property is essential for maintaining the stability and 
integrity of the neighborhood. 

         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 

mailto:rlicht@securespeed.net
JMY
Typewritten Text
Att. P

JMY
Typewritten Text



       Exhibit 14 
Utility Serviceability Letters 



162 Canco Road  Portland, ME  04103 
Tel (800) 750-4000 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax

www.cmpco.com 

An equal opportunity employer 

Page 1 of 2 

3/9/2015 

Andrew Johnson 

Fay, Spofford & Thorndike 

778 Main Street 

South Portland, ME  04106 

Sent via email to: AJohnston@fstinc.com 

RE: Ability to Serve Letter for Redevelopment of McAuley High School Campus in Portland 

Dear Mr. Johnson: 

CMP has the ability to serve the proposed project located at 605 Stevens Avenue in Portland, Maine, in 

accordance with our CMP Handbook (web link below). We can provide you the desired pad or pole 

mounted transformers per your request and city approval, in accordance with our CMP Standards 

Handbook.  If you have any questions on the process, or need help in completion of the documents, please 

feel free to contact me.   

New Service Milestones 

Call 1-800-565-3181 to establish a new account and an SAP work order.  

Submit any electronic drawings (PDF (preferred) or DWG files) of the site layout and proposed 

electrical connections if you have them. 

Submit Load information.  Please complete this CMP spreadsheet using load information 

Submit the easement information worksheet. Please complete this CMP form and either email or fax 

back to us.  

Preliminary meetings with CMP to determine the details of job  

Field planner design appointment to cost out job and develop CMP Invoice. 

Submit invoice for payment. 

Easements signed and payment received.   

Job scheduled for completion after the electrical inspection has been received. 

This process can take several months, depending upon several factors including transformer delivery, 

potential substation upgrades, return of completed paperwork, and other jobs in the system that may be 

ahead of yours.  In addition, contact with the other utilities, including telephone and cable, should be 

commenced as soon as practical.  They may have additional work or charges in addition to the CMP work 

required to bring your project on line. 
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162 Canco Road  Portland, ME  04103 
Tel (800) 750-4000 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax

www.cmpco.com 

An equal opportunity employer 

Page 2 of 2 

For your convenience, here is a link to the CMP Website which contains our Handbook with details on 

most service requirements: 

CMP Handbook of Standard Requirements   

(http://www.cmpco.com/MediaLibrary/3/6/Content%20Management/YourAccount/PDFs%20and%20Docs/handbook.pdf) 

If you have any questions, please contact me. 

Regards, 

Jamie Cough 

Energy Services Advisor 

Central Maine Power Company 

162 Canco Road 

Portland, ME  04103 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax 

http://www.cmpco.com/MediaLibrary/3/6/Content%20Management/YourAccount/PDFs%20and%20Docs/handbook.pdf






778 Main Street, Suite 8 
South Portland, ME 04106 
T: 207.775.1121 
F: 207.879.0896 
www.fstinc.com

FAY, SPOFFORD & THORNDIKE 
Offices in: Massachusetts, New Hampshire, Maine, Connecticut and New York 

May 26, 2015 

Mr. Frank Brancely 
City of Portland 
Department of Public Services 
55 Portland Street 
Portland, Maine 04101-2991 

Subject: Proposed Redevelopment of McAuley High School Campus 
605 Stevens Avenue and Walton Street, Portland, Maine 
Wastewater Capacity Application 

Dear Mr. Brancely: 

Our office is working as a consultant to Sea Coast Management Company with the site 
engineering and permitting associated with a proposed redevelopment of the Motherhouse 
Building on the McAuley High School Campus to provide 88 affordable senior housing units. 
The project site is located on all or a portion of Map 34, Block C, Lots 009 according to the City 
of Portland Tax Assessor’s Maps.  On behalf of the developer, we are requesting a letter 
affirming that the proposed project can be served by the municipal wastewater treatment system. 

This redevelopment project will be the first phase of a larger development of the property to 
construct a senior living community.  The first phase of the project will consist of redevelopment 
of the Motherhouse to provide 88 affordable senior living apartments.  As part of the 
redevelopment, we will be undertaking mapping and condition assessment of the existing sewer 
system to ascertain whether the infrastructure is suitable for reuse.  Where the system is found to 
be in poor condition, rehabilitation and replacement options will be investigated.  In addition, 
existing sources of inflow to the sewer system will be investigated and removed to a separate 
stormwater system.  This will reduce infiltration and inflow to the onsite system and increase the 
available capacity of the system for wastewater flow. 

Subsequent phasing will include independent senior living residences and assisted living units. 
A summary of the anticipated unit counts and estimated wastewater flows associated with each 
phase of development is as follows: 

Phase Full Master Plan Development Design 
Flow 

1 Affordable Senior Living Apartments – Motherhouse 88 Units @ 77 gpd 6,776 



FAY, SPOFFORD & THORNDIKE 

Mr. Frank Brancely 
May 26, 2015 
Page 2 

Subsequent phasing of the project is as follows: 

Phase Full Master Plan Development Design 
Flow (gpd) 

2 
Independent Residences 
69 Units Single Occupancy @ 60 gpd 
23 Units Double Occupancy @ 120 gpd 

6,900 

3 
Independent/Assisted Living Residences 
70 Units Single Occupancy @ 60 gpd 
70 Units Double Occupancy @ 120 gpd 

12,600 

4 Assisted Living Apartments in Motherhouse 
36 Units @ 77 gpd 2,772 

5 
Long Term Redevelopment at St. Catherine’s 
19 Units Single Occupancy @ 60 gpd 
19 Units Double Occupancy @ 120 gpd 

3,420 

Total Average Daily Flow 32,468 

It should be noted that this information is provided for outline planning purposes only as 
the exact unit mix and numbers are subject to change.  However, it may inform 
infrastructure and service decisions throughout the project development. 

We trust that the existing wastewater collection and treatment system has adequate capacity to 
serve this project.  We are in the process of completing the Site Plan Application for a 
submission to the City Planning Staff and would appreciate your response to the Planning 
Department. 

If you have any questions concerning this request, please contact me. 

Sincerely, 

FAY, SPOFFORD & THORNDIKE 

Andrew D. Johnston, P.E. 
Principal Engineer 

ADJ/cmd 

Enclosures 

R:\SP-M162-McAuely Place - Motherhouse - Portland, ME\Admin\Correspondence Out\Ability to Serve\SP-M160 2015.05.25 Brancely-WW.doc 



Updated:  August 15, 2013    - 11 -  

CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 

Department of Public Services, 
55 Portland Street, 
Portland, Maine 04101-2991 

Mr. Frank J. Brancely, 
Senior Engineering Technician, 
Phone #: (207) 874-8832, 
Fax #: (207) 874-8852,  
E-mail:fjb@portlandmaine.gov 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) 
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Updated:  August 15, 2013    - 12 -  

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 below, or attached, as a separate sheet) 

Notes, Comments or Calculation 
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Project Number SP-M160 Water Demand Estimate 01-29-15

Water Demand Estimate

Phase Use Demand/Unit Units Demand (gpd)
1 Affordable Senior Living Apartments 77 88 6,776 

Independent Resident Apartments
Single Occupancy 60 69 4,140 
Double Occupancy 120 23 2,760 
Independent  Townhouse/Apartment
Single Occupancy 60 70 4,200 
Double Occupancy 120 70 8,400 

4 Assisted Living Units in Motherhouse 77 36 2,772 
Independent Apartments - St Catherine's
Single Occupancy 60 19 1,140 
Double Occupancy 120 19 2,280 

32,468              TOTAL MASTER PLAN WATER DEMAND

McAuley Place  Water Demand Estimate

2

3

5
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CONCEPTUAL MASTER PLAN

LEGEND

COMPONENT DESCRIPTIONS

CONCEPTUAL SITE PLAN

A AFFORDABLE SENIOR LIHTC

  Renovation of Mother house into affordable senior housing

  using LIHTC and Historic Tax Credits.

B MARKET RATE SENIOR LIVING

1. New construction of Main Lodge. Includes independent

living apartments, dining, fitness, community activity space

2. New construction, Senior Independent Living Apartments

connected to Main Lodge

3. New construction, Senior Independent Living Apartments

4. New construction, Senior Independent Living Apartments ,

high end

5. Assisted living community for 24-36 seniors

6. New construction, Senior Independent Living Apartments

C SAINT CATHERINE'S REDEVELOPMENT

  Renovation and expansion of existing apartment building,

  18-20 new apartments

D POTENTIAL FUTURE COMMERCIAL MIXED USE

  High School / future commercial mixed use

D

A

B6

B3 & B4

B1

B2

C

B5

McAuley Place

# OF

UNITS

TOTAL # OF UNITS

286 - 369

88 +/-

160-270

38

N/A

EXHIBIT

6
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       Exhibit 16 
Stormwater Management and Erosion & Sedimentation Control 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 16 
STORMWATER MANAGEMENT  

& 
EROSION AND SEDIMENTATION CONTROLS 

The project has been designed to meet the DEP Chapter 500 and City of Portland Chapter 32 
Stormwater Standards for stormwater management.  The site does not currently contain any 
stormwater mitigation facilities.  Currently surface flows are either collected in on-site catch basins and 
piped to one of two discharge pipes located under the athletic fields on Lot 4 or flow overland to the 
west to the wooded wetlands located at the base of the slope to the athletic fields.  

The proposed site development will result in a minimal increase in impervious and developed areas due 
to the existing levels of pavement which will be removed or redeveloped as new parking, access drives 
and walks.  Mitigation and treatment of the new paved and developed areas will be accomplished with 
the installation of two bio-cells (rain gardens) installed in grassed island on the west side of the main 
parking lot. The rain gardens will outlet to the existing stormdrain under the athletic field and to the 
wetlands to the west.   

A drainage easement will be provided on Lot 4 over the existing drain line which will be amended in the 
future to integrate with the Lot 4 development stormwater system as future phases of development 
occur.  

Refer to the separately bound Stormwater Management Report and Erosion and Sedimentation Control 
Plan report prepared by FST accompanying this submittal. 

         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 
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Metro Bus Service
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MAINE NATURAL AREAS PROGRAM  PHONE:  (207) 287-8044 
MOLLY DOCHERTY, DIRECTOR FAX:  (207) 287-8040 
  TTY: (207) 287-2213 

 

June 26, 2015 
 
VIA ELECTRONIC MAIL 
 
Frederic Licht 
Licht Environmental Design, LLC 
35 Fran Circle 
Gray, ME 04039 
 
Re: Rare and exemplary botanical features in proximity to: Job 14.067, McAuley High School, 
Portland, Maine 
 
Dear Mr. Licht: 
 
I have searched the Natural Areas Program’s Biological and Conservation Data System files in 
response to your request received June 26, 2015 for information on the presence of rare or 
unique botanical features documented from the vicinity of the project site in Portland, Maine.  
Rare and unique botanical features include the habitat of rare, threatened, or endangered plant 
species and unique or exemplary natural communities.  Our review involves examining maps, 
manual and computerized records, other sources of information such as scientific articles or 
published references, and the personal knowledge of staff or cooperating experts. 
 
Our official response covers only botanical features.  For authoritative information and official 
response for zoological features you must make a similar request to the Maine Department of 
Inland Fisheries and Wildlife, 284 State Street, Augusta, Maine 04333. 
 
According to the information currently in our Biological and Conservation Data System files, 
there are no rare botanical features documented specifically within the project area.  Based on 
the information in our files and the landscape context of this project, there is a low probability 
that rare or significant botanical features occur at this project location.  
 
This finding is available and appropriate for preparation and review of environmental 
assessments, but it is not a substitute for on-site surveys.  Comprehensive field surveys do not 
exist for all natural areas in Maine, and in the absence of a specific field investigation, the Maine 
Natural Areas Program cannot provide a definitive statement on the presence or absence of 
unusual natural features at this site. 
 
The Natural Areas Program is continuously working to achieve a more comprehensive database 
of exemplary natural features in Maine.  We would appreciate the contribution of any information 
obtained should you decide to do field work.  The Natural Areas Program welcomes 
coordination with individuals or organizations proposing environmental alteration, or conducting 
environmental assessments.  If, however, data provided by the Natural Areas Program are to be 
published in any form, the Program should be informed at the outset and credited as the source.   

 

PAUL R. LEPAGE 

GOVERNOR 

WALTER E. WHITCOMB 

COMMISSIONER 

S T A T E  O F  M A I N E  

D E P A R T M E N T  O F  A G R I C U L T U R E ,  C O N S E R V A T I O N  &  F O R E S T R Y  

9 3  S T A T E  H O U S E  S T A T I O N  
A U G U S T A ,  M A I N E  

0 4 3 3 3 - 0 0 9 3  



 
 
 
Letter to Rick Licht 
Comments RE: McAuley High School 
June 26, 2015 
Page 2 of 2 

 
The Natural Areas Program has instituted a fee structure of $75.00 an hour to recover the actual 
cost of processing your request for information.  You will receive an invoice for $150.00 for our 
services. 
 
Thank you for using the Natural Areas Program in the environmental review process.  Please do 
not hesitate to contact me if you have further questions about the Natural Areas Program or 
about rare or unique botanical features on this site. 
 
 
Sincerely,  
 

 
 
Don Cameron 
Ecologist 
Maine Natural Areas Program 
207-287-8041 
don.s.cameron@maine.gov 
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Introduction 

The purpose of this report is to summarize the traffic impacts of proposed senior 
residential apartments to be located in the Motherhouse on the McAuley site on Stevens 
Avenue in Portland, Maine.  The existing Motherhouse building will be renovated to provide 
eighty-eight (88) senior dwelling-units.  Access to Motherhouse Senior Housing will be 
provided by a full-movement drive to Walton Street and by a secondary entrance on Stevens 
Avenue and a secondary exit on Stevens Avenue, where exiting movements will be limited to 
right-turns only.  The site location and surrounding area are shown on the map in Figure 1.   
The renovation project is expected to begin in early 2016.  Occupation is expected to be 
completed sometime in fall of 2017.   

Trip Generation 

The number of trips which will be generated by the proposed senior apartments was 
estimated using the most recent Institute of Transportation Engineers (ITE) “Trip Generation, 
9th Edition” report, published in 2012.  Land Use Code 252 – Senior Adult Housing – 
Attached was used on the basis of 88 dwelling units.  The results are summarized below:   

 ITE Trip Generation 
Time Period One-way Trip-Ends 

Weekday 302 

AM Peak Hour – adjacent street 18 
 Entering Site 6 
 Exiting Site  12 

AM Peak Hour – generator 34 
 Entering Site 16 
 Exiting Site  18 

PM Peak Hour – adjacent street 22 
 Entering Site 12 
 Exiting Site  10 

PM Peak Hour – generator 31 
 Entering Site 17 
 Exiting Site  14 

As can be seen above, the senior apartments are expected to generate just 18 one-way 
trips during the weekday AM peak hour and 22 trips during the weekday PM peak hour of 
the adjacent street system.  Given that trip generation will be well under 100 trips, a Traffic 
Movement Permit (TMP) will not be required from the Maine Department of Transportation 
(MaineDOT) for this first phase of the senior housing development.   
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The trip assignments were based upon the travel patterns observed during turning 
movement counts.  These trip assignments are shown in Figure 2.  Based upon the trip 
assignments, the study area for capacity purposes only extends through the site drive 
intersections.  Generally, a project will not have any measurable/noticeable impact off-site on 
traffic operations unless it generates in excess of 25 trips in a lane per hour.  Based upon the 
trip assignments, the Motherhouse apartments are expected to generate a maximum of six (6) 
lane hour trips.  This minimal level of traffic should have no noticeable or measurable impact 
on traffic operations off-site.  The study area was extended for safety analysis purposes as 
follows:  

Stevens Avenue - from Hartley Street northerly to Waverly Street 
Walton Street - from Stevens Avenue easterly to Pershing Street. 

Capacity Analysis 

Traffic operations are evaluated in terms of level of service (LOS).  Level of service 
is a qualitative measure that describes operations by letter designation.  The levels range 
from A - very little delay to F - extreme delays.   Level of service "D" is generally considered 
acceptable in urban locations while LOS "E" is generally considered the capacity of a facility 
and the minimum tolerable level.  The level of service for signalized intersections is based 
upon average control delay per vehicle, as defined in the following table excerpted from the 
2000 "Highway Capacity Manual": 

 Signalized Intersection Level of Service 
LOS  Control Delay per Vehicle 

A < = 10.0 seconds 
B > 10.0 and <= 20.0 
C > 20.0 and <= 35.0 
D > 35.0 and <= 55.0 
E > 55.0 and <= 80.0 
F > 80.0 

The level of service for unsignalized intersections is based upon average control delay 
per vehicle for each minor, opposed movement, as defined below: 

 Unsignalized Intersection Level of Service 
LOS      Delay Range 
A < = 10.0 seconds 
B > 10.0 and <= 15.0 
C > 15.0 and <= 25.0 
D > 25.0 and <= 35.0 
E > 35.0 and <= 50.0 
F > 50.0 
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Existing Traffic Volumes 

Existing average annual daily traffic (AADT) data for the vicinity of the Motherhouse 
site was obtained from "Traffic Volume Counts, 2013, 2009 and 2006 Annual Reports",  
published by MaineDOT.   This data is summarized below: 

 Average Annual Daily Traffic 
Location 2002 2005 2007 2010 2013 

Stevens Avenue, north of Walton Street --- 11,470 10,370 11,170 10,980 
Stevens Avenue, south of Walton Avenue 12,650 12,950 11,030 12,510 11,680 
Stevens Avenue, south of Forest Avenue 10,160 10,810 9,570 10,360 10,050 
Walton Street, west of Forest Avenue --- 3,740 --- 2,800 3,120 

As can be seen above, traffic volumes have been declining on Stevens Avenue over 
the most recent short-term 2010 to 2013 period.  They also declined over the longer term 
2002 to 2013 period.  The traffic count data for Walton Street shows a longer term decrease 
but a short-term increase from 2010 to 2013.   

Existing Conditions Analysis 

While this Motherhouse project, with its limited traffic volumes, is not expected to 
have any impact off-site on level of service or capacity it is important to note that there are 
no existing capacity concerns within the previously determined study area.  Maine Traffic 
Resources recently conducted turning movement/vehicle classification counts at three 
signalized area intersections, requested by the City of Portland, during the AM (7:00 – 9:00) 
and PM (3:00 – 6:00) peak hour periods.  Those counts were conducted during the last week 
of April 2015, which was UNE’s last full week of regular classes and when both McAuley 
High School and Portland City Schools were back from April break.  These are expected to 
be peak volumes for the study area given all of the schools in the immediate area.  

Synchro 7 was used to analyze the intersections under existing 2015 conditions to 
determine existing operations.  The results were previously submitted to the City of Portland 
in a Summary Memorandum prepared by Maine Traffic Resources and dated May 4th, 2015, 
along with the traffic count records and the Synchro analysis runs.   The results for the 
intersection of Stevens Avenue and Walton Street, given its proximity to the Motherhouse, 
are repeated in the following table with the LOS followed by the associated delay in seconds: 

Intersection of Stevens Avenue and Walton Street 
 Existing Peak Hour Levels of Service 

Approach/Movement 2015 AM  2015 PM 

Westbound Walton Street B (17.0) B (17.6) 

Northbound Stevens Avenue Rights  A  (7.1) A (7.2) 
Northbound Stevens Avenue Throughs B (15.9) B (12.1) 
Northbound Stevens Avenue Overall B (10.8) B (11.2) 
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Approach/Movement 2015 AM  2015 PM 

Southbound Stevens Avenue Lefts  A (4.6) A (4.8) 
Southbound Stevens Avenue Throughs A (5.2) A (5.2) 
Southbound Stevens Avenue Overall A (5.1) A (5.1) 

Overall Intersection B (10.1) A (9.3) 

As can be seen above, the Walton Street and Stevens Avenue intersection operates at 
LOS “B” overall in the AM peak hour and at LOS “A” overall in the PM peak hour with all 
movements at LOS “B” or better.  Based upon this level of service, there is plenty of capacity 
at this intersection to accommodate the senior apartments in the Motherhouse.  No capacity 
concerns or constraints were identified by either the analysis or observed in the field during 
the turning movement counts.   

Accident Review 

In addition to trip generation analysis, Maine Traffic Resources has also looked at 
accident data for the vicinity of Motherhouse Senior Housing.  The Maine Department of 
Transportation uses two criteria to determine high crash locations (HCLs).   The first is the 
critical rate factor (CRF), which is a measure of the accident rate.  A CRF greater than one 
indicates a location which has a higher than expected accident rate.  The expected rate is 
calculated as a statewide average of similar facilities.     

The second criterion, which must also be met, is based upon the number of 
accidents that occur at a particular location. Eight or more accidents must occur over the 
three-year study period for the location to be considered a high crash location. The 
accident data is included in the appendix of this report.  The CRF and number of 
accidents are summarized by location for the most recent three-year period, 2012 to 2014, 
below:  

Stevens Avenue Location Description # of Acc.  CRF 

Between Hartley Street and Percival Street 2 0.57 
Intersection of Crosby Street 2 0.41 
Between Crosby Street and New Street 2 0.56 
Intersection of New Street 1 0.22 
Between New Street and Walton Street 4 0.38 
Intersection of Walton Street 4 0.24 
Intersection of St Joseph Street 3 0.65 
Between St Joseph Street and Elmwood 7 1.44 
Intersection of Elmwood 1 0.22 
Between Elmwood and Waverly Street 1 0.26 
Intersection of Waverly Street 6 1.32 

Walton Street Location Description # of Acc.  CRF 

Between Stevens Avenue and Pershing Street 0 0 
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As can be seen in the preceding accident table, there are no high crash locations 

within the vicinity of the proposed Motherhouse Senior Housing.   As a result, no further 
accident review or evaluation should be necessary.   
   
 
Sight Distance  
 
 Typically, sight distances are one of the most important safety aspects to consider in a 
traffic impact study, particularly for low volume generators, such as these senior apartments.   
Maine Traffic Resources recommends a minimum of 250’ of intersection sight distance for 
the posted 25 mph speed limit on Walton Street.  The speed limit is posted at 30 mph on 
Stevens Avenue in the vicinity of the site so a greater 300’ distance is recommended. 
The sight distances from the proposed exit drives were estimated in the field and are 
summarized as follows: 
 
                          Available Sight Distance 
Intersection Required To Left To Right Adequate  
 
Walton Street Site Drive  250’ >350’ >350’ Yes 
 

Stevens Avenue Exit Drive  300’ >400’ 400’* Yes*  
 
*   see discussion below   
 

As can be seen above, the available sight distances exceed the recommended 
minimums. However, it is noted that sight distance to the right from the Stevens Avenue exit, 
although adequate at the time of the field visit, has the potential to be blocked if a car parks 
just to the right of the exit. This parking area, from the exit drive to about twenty-five feet 
north, should be eliminated to allow for proper sight distances at all times.  

 
It is also important that these intersection sight distances be maintained into the 

future.  No plantings or signage should be located in the sight triangles that could obscure 
sight distances from the access drives in the future. 
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SUMMARY 

The proposed senior apartments to be located within the renovated Motherhouse are 
expected to generate just 18 one-way trips during the weekday AM peak hour and 22 trips 
during the weekday PM peak hour.  This limited level of traffic generally does not have any 
significant impact on off-site traffic operations.  Given that trip generation will be well under 
100, a Traffic Movement Permit will not be required for this first phase of the senior housing 
development. 

While the project will not have any impact off-site on capacity, it is important to note 
that previous existing conditions analysis by Maine Traffic Resources did not identify any 
capacity concerns at the nearby intersection of Stevens Avenue and Walton Street.     

In terms of safety, there are no high crash locations within the vicinity of the 
proposed Motherhouse Senior Housing.  Sight distances from the access drive intersections 
on Stevens Avenue and Walton Street will be more than adequate, exceeding the 
recommended minimums, with the recommended removal of a parking space on Stevens 
Avenue to the north of the exit drive.     
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13185Start Node:

End Node: 13189

Route: 3200987 Start Offset: 0

0End Offset:

Exclude First Node

Exclude Last Node

13190Start Node:

End Node: 13196

Route: 0560678 Start Offset: 0

0End Offset:

Exclude First Node

Exclude Last Node

Crash Summary Report
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Report Selections and Input Parameters

Section DetailCrash Summary I

REPORT SELECTIONS

Crash Summary II

REPORT PARAMETERS

REPORT DESCRIPTION

Stevens Ave area

Year 2012, Start Month 1 through Year 2014  End Month: 12

1320 Private1320 Public 1320 Summary

Page 1 of 12 on 6/22/2015, 3:28 PM



13185 Int of HARTLEY ST  STEVENS AV 2 0 0 0 0 0 0 0.0 4.2293200987 - 0.41 0.000.370.00
 Statewide Crash Rate:    0.14

13183 Int of PERCIVAL ST  STEVENS AV 2 0 0 0 0 0 0 0.0 4.2183200987 - 0.46 0.000.370.00
 Statewide Crash Rate:    0.14

13182 Int of CROSBY ST  STEVENS AV 2 2 0 0 2 0 0 100.0 4.3353200987 - 0.49 0.000.370.15
 Statewide Crash Rate:    0.14

13181 Int of NEW ST, STEVENS AV 2 1 0 0 0 0 1 0.0 4.4333200987 - 0.54 0.000.370.08
 Statewide Crash Rate:    0.14

13190 Int of STEVENS AV, WALTON ST 9 4 0 0 0 0 4 0.0 4.7543200987 - 0.75 0.001.180.28
 Statewide Crash Rate:    0.66

10883 Int of DINGLEY CT, WALTON ST 2 0 0 0 0 0 0 0.0 1.1153200987 - 0.87 0.000.520.00
 Statewide Crash Rate:    0.14

12106 Int of MORGAN CT, WALTON ST 2 0 0 0 0 0 0 0.0 1.1823200987 - 0.90 0.000.510.00
 Statewide Crash Rate:    0.14

13189 Int of PERSHING ST, WALTON ST 2 0 0 0 0 0 0 0.0 1.2173200987 - 0.95 0.000.510.00
 Statewide Crash Rate:    0.14

13192 Int of ST JOSEPH ST, STEVENS AV 2 3 0 0 0 0 3 0.0 4.0940560678 - 0.05 0.000.370.24
 Statewide Crash Rate:    0.14

13194 Int of ELMWOOD  STEVENS AV 2 1 0 0 0 1 0 100.0 4.1030560678 - 0.13 0.000.370.08
 Statewide Crash Rate:    0.14

P13196 Int of STEVENS AV  WAVERLY ST 2 6 0 0 0 1 5 16.7 4.1110560678 - 0.19 1.300.370.49
 Statewide Crash Rate:    0.14

0.480.3117 0 0 2 2 13 23.5 37.791 0.15NODE TOTALS:Study Years: 3.00

Crash Summary I

Node Node Description U/R Total
Crashes K

Percent
Injury

Annual M
Ent-Veh

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Injury Crashes

A B C PD

Route - MP Crash Rate Critical
Rate

CRF

Nodes
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13183 2 2 0 0 1 0 1 50.0 0.00209 318.65 559.27 0.003200987 - 0.4113185 3119201 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 3200987Int of PERCIVAL ST  STEVENS AV

13182 2 0 0 0 0 0 0 0.0 0.00127 0.00 634.99 0.003200987 - 0.4613183 3130460 0.030 - 0.03
Statewide Crash Rate:  190.34RD INV 3200987Int of CROSBY ST  STEVENS AV

13181 2 2 0 0 0 0 2 0.0 0.00214 311.05 555.79 0.003200987 - 0.4913182 3123618 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 3200987Int of NEW ST, STEVENS AV

13181 2 4 0 0 0 3 1 75.0 0.00914 145.87 386.72 0.003200987 - 0.5413190 187848 0.210 - 0.21
Statewide Crash Rate:  190.34RD INV 3200987Int of NEW ST, STEVENS AV

10883 2 0 0 0 0 0 0 0.0 0.00128 0.00 1019.38 0.003200987 - 0.7513190 184603 0.120 - 0.12
Statewide Crash Rate:  359.96RD INV 3200987Int of DINGLEY CT, WALTON ST

10883 2 0 0 0 0 0 0 0.0 0.00034 0.00 1401.47 0.003200987 - 0.8712106 184602 0.030 - 0.03
Statewide Crash Rate:  359.96RD INV 3200987Int of DINGLEY CT, WALTON ST

12106 2 0 0 0 0 0 0 0.0 0.00060 0.00 1235.20 0.003200987 - 0.9013189 186354 0.050 - 0.05
Statewide Crash Rate:  359.96RD INV 3200987Int of MORGAN CT, WALTON ST

13190 2 0 0 0 0 0 0 0.0 0.00205 0.00 562.51 0.000560678 - 013192 187859 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 05 60678Int of STEVENS AV, WALTON ST

13192 2 7 0 0 0 3 4 42.9 0.00326 716.67 498.75 1.440560678 - 0.0513194 3118519 0.080 - 0.08
Statewide Crash Rate:  190.34RD INV 05 60678Int of ST JOSEPH ST, STEVENS AV

13194 2 1 0 0 0 1 0 100.0 0.00242 137.76 538.59 0.000560678 - 0.1313196 3118901 0.060 - 0.06
Statewide Crash Rate:  190.34RD INV 05 60678Int of ELMWOOD  STEVENS AV

16 0 0 1 7 8 50.0 0.02458 216.99Section Totals: 0.73Study Years: 3.00 334.85 0.65

33 0 0 3 9 21 36.4 0.02458 447.55Grand Totals: 0.73 465.73 0.96

Section
Length

Crash Rate CRFCritical
Rate

Start
Node

U/R Total
Crashes K

Percent
Injury

Annual
HMVM

Injury Crashes

A B C PD

Route - MPEnd
Node

Element Offset

Begin - End

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crash Summary I
Sections
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1013185 3119201 3200987 - 0.41 2 0 0 113183 0 - 0.05 2012-38969 0.43 B09/19/2012

2013-17683 0.43 PD07/18/2013

0013183 3130460 3200987 - 0.46 0 0 0 013182 0 - 0.03
2013182 3123618 3200987 - 0.49 2 0 0 013181 0 - 0.05 2014-14374 0.52 PD05/23/2014

2013-11757 0.53 PD05/15/2013

1313190 187848 3200987 - 0.54 4 0 0 013181 0 - 0.21 2014-20946 0.59 C07/27/2014

2013-27296 0.64 C11/02/2013

2014-26774 0.66 PD10/05/2014

2013-6332 0.68 C03/07/2013

0013190 184603 3200987 - 0.75 0 0 0 010883 0 - 0.12
0012106 184602 3200987 - 0.87 0 0 0 010883 0 - 0.03
0013189 186354 3200987 - 0.90 0 0 0 012106 0 - 0.05
0013192 187859 0560678 - 0 0 0 0 013190 0 - 0.05
4313194 3118519 0560678 - 0.05 7 0 0 013192 0 - 0.08 2013-15717 0.06 C06/29/2013

2012-37085 0.07 PD08/30/2012

2013-12295 0.07 PD05/21/2013

2012-39041 0.08 PD09/20/2012

2012-38808 0.09 C09/17/2012

2013-9204 0.09 C04/11/2013

2012-26944 0.11 PD04/24/2012

0113196 3118901 0560678 - 0.13 1 0 0 013194 0 - 0.06 2014-2113 0.16 C01/15/2014

16 0 0 1 7 8Totals:

Crash Date Injury
Degree

Crash
Mile Point

Crash ReportStart
Node

Total
Crashes K

Injury Crashes

A B C PD

Route - MPEnd
Node

Element

Begin - End

Offset

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crash Summary
Section Details
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Vehicle Counts by Type

Crashes by Day and Hour

Hour of Day

Day Of Week 12 1 2 3 4 5 6 7 8 10 11 12 1 29 3 4 5 6 7 8 9 10 11 Un Tot

AM PM

SUNDAY 0 0 0 1 00 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 3

MONDAY 0 0 0 0 00 0 0 1 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 0 3

TUESDAY 0 0 0 0 00 0 0 0 0 0 0 0 0 0 0 1 2 0 0 0 0 0 0 0 3

WEDNESDAY 0 0 0 0 00 0 0 3 0 0 0 1 1 0 0 1 1 0 0 0 0 0 0 0 7

THURSDAY 0 0 0 0 10 0 0 0 1 1 0 1 1 0 1 0 0 1 0 0 0 0 0 0 7

FRIDAY 0 0 0 0 00 0 0 1 2 1 0 0 1 0 1 1 0 1 0 0 0 0 0 0 8

SATURDAY 0 0 0 0 00 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 2

0 0 0 1 10 0 0 5 3 3 0 2 5 1 2 4 4 2 0 0 0 0 0 0 33Totals

Unit Type Total

1-Passenger Car 41

2-(Sport) Utility Vehicle 16

3-Passenger Van 3

4-Cargo Van (10K lbs or Less) 0

5-Pickup 5

6-Motor Home 0

7-School Bus 0

8-Transit Bus 0

9-Motor Coach 0

10-Other Bus 0

11-Motorcycle 0

12-Moped 1

13-Low Speed Vehicle 0

14-Autocycle 0

15-Experimental 0

16-Other Light Trucks (10,000 lbs or Less) 0

17-Medium/Heavy Trucks (More than 10,000
lbs)

0

18-ATV - (4 wheel) 0

20-ATV - (2 wheel) 0

21-Snowmobile 0

22-Pedestrian 1

Unit Type Total

23-Bicyclist 0

24-Witness 5

25-Other 0

Total 72
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Crashes by Apparent Physical Condition And DriverCrashes by Driver Action at Time of Crash

Driver Age by Unit Type

Dr 2
Apparent Physical
Condition

Dr 1 Dr 4 Dr 5 Other TotalDr 3

29 28 3 1 0 1 62Apparently Normal

0 0 0 0 0 0 0Physically Impaired or Handicapped

0 0 0 0 0 0 0Emotional(Depressed, Angry,
Disturbed, etc.)

1 0 0 0 0 0 1Ill (Sick)

1 0 0 0 0 0 1Asleep or Fatigued

0 0 0 0 0 0 0Under the Influence of
Medications/Drugs/Alcohol

1 0 0 0 0 0 1Other

Total 32 28 3 1 0 1 65

Dr 2Driver Action at Time of Crash Dr 1 Dr 4 Dr 5 Other TotalDr 3

18 13 1 0 0 0 32No Contributing Action

3 0 0 0 0 0 3Ran Off Roadway

2 4 0 0 0 0 6Failed to Yield Right-of-Way

0 0 0 0 0 0 0Ran Red Light

0 0 0 0 0 0 0Ran Stop Sign

0 0 0 0 0 0 0Disregarded Other Traffic Sign

0 0 0 0 0 0 0Disregarded Other Road Markings

0 0 0 0 0 0 0Exceeded Posted Speed Limit

0 0 0 0 0 0 0Drove Too Fast For Conditions

0 0 0 0 0 0 0Improper Turn

0 0 0 0 0 0 0Improper Backing

3 0 0 0 0 0 3Improper Passing

0 0 0 0 0 0 0Wrong Way

6 7 2 1 0 0 16Followed Too Closely

0 0 0 0 0 0 0Failed to Keep in Proper Lane

0 1 0 0 0 0 1Operated Motor Vehicle in Erratic,
Reckless, Careless, Negligent or
Aggressive Manner

0 1 0 0 0 0 1Swerved or Avoided Due to Wind,
Slippery Surface, Motor Vehicle,
Object, Non-Motorist in Roadway

0 0 0 0 0 0 0Over-Correcting/Over-Steering

0 2 0 0 0 0 2Other Contributing Action

0 0 0 0 0 0 0Unknown

Total 32 28 3 1 0 0 64

BicycleAge Driver Pedestrian ATV TotalSnowMobile

0 0 0 0 0 009-Under

0 0 0 0 0 010-14

14 0 0 0 0 1415-19

11 0 0 0 0 1120-24

6 0 0 0 0 625-29

7 0 0 0 0 730-39

9 0 0 0 0 940-49

10 0 0 0 0 1050-59

5 0 0 0 0 560-69

3 0 0 0 0 370-79

0 0 0 0 0 080-Over

1 0 0 1 0 2Unknown

Total 66 0 0 1 0 67
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Most Harmful Event

Traffic Control Devices

Road Character

Injury Data

Light

Severity Code Injury Crashes
Number Of

Injuries

K 0 0

A 0 0

B 3 3

C 9 12

PD 21 0

Total 33 15

Most Harmful Event Total

1-Overturn / Rollover 0

2-Fire / Explosion 0

3-Immersion 0

4-Jackknife 0

5-Cargo / Equipment Loss Or Shift 0

6-Fell / Jumped from Motor Vehicle 0

7-Thrown or Falling Object 0

8-Other Non-Collision 0

9-Pedestrian 0

10-Pedalcycle 0

11-Railway Vehicle - Train, Engine 0

12-Animal 0

13-Motor Vehicle in Transport 62

14-Parked Motor Vehicle 1

15-Struck by Falling, Shifting Cargo or Anything
Set in Motion by Motor Vehicle

0

16-Work Zone / Maintenance Equipment 0

17-Other Non-Fixed Object 0

18-Impact Attenuator / Crash Cushion 0

19-Bridge Overhead Structure 0

20-Bridge Pier or Support 0

21-Bridge Rail 0

22-Cable Barrier 0

23-Culvert 0

24-Curb 0

25-Ditch 0

26-Embankment 0

27-Guardrail Face 0

28-Guardrail End 0

29-Concrete Traffic Barrier 0

30-Other Traffic Barrier 0

31-Tree (Standing) 0

32-Utility Pole / Light Support 0

33-Traffic Sign Support 0

34-Traffic Signal Support 0

35-Fence 1

36-Mailbox 0

37-Other Post Pole or Support 0

Most Harmful Event Total

38-Other Fixed Object (wall, building, tunnel, etc.) 0

39-Unknown 2

40-Gate or Cable 0

41-Pressure Ridge 0

Total 66

Road Grade Total

1-Level 29

2-On Grade 4

3-Top of Hill 0

4-Bottom of Hill 0

5-Other 0

Total 33
Traffic Control Device Total

1-Traffic Signals (Stop & Go) 4

2-Traffic Signals (Flashing) 1

3-Advisory/Warning Sign 0

4-Stop Signs - All Approaches 0

5-Stop Signs - Other 5

6-Yield Sign 0

7-Curve Warning Sign 0

8-Officer, Flagman, School Patrol 0

9-School Bus Stop Arm 0

10-School Zone Sign 1

11-R.R. Crossing Device 0

12-No Passing Zone 1

13-None 20

14-Other 1

Total 33

Light Condition Total

1-Daylight 30

2-Dawn 0

3-Dusk 0

4-Dark - Lighted 3

5-Dark - Not Lighted 0

6-Dark - Unknown Lighting 0

7-Unknown 0

Total 33

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Page 7 of 12 on 6/22/2015, 3:28 PM



Crashes by Year and Month

Month 2012 20142013 Total

JANUARY 0 0 1 1

FEBRUARY 0 0 0 0

MARCH 2 2 0 4

APRIL 1 1 1 3

MAY 0 3 2 5

JUNE 1 1 0 2

JULY 2 1 1 4

AUGUST 3 0 0 3

SEPTEMBER 3 0 0 3

OCTOBER 0 1 2 3

NOVEMBER 1 2 1 4

DECEMBER 0 1 0 1

Total 13 12 8 33

Report is limited to the last 10 years of data.
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Curved
RoadCrash Type

Straight
Road

Four Leg
Intersection

Five or More
Leg

Intersection
Driveways Bridges Interchanges Other Parking Lot

Three Leg
Intersection

Private Way Cross Over
Railroad
Crossing

Total

0 0 0 0 0 0 0000Object in Road 0 0 0 0

10 0 14 0 0 2 0000Rear End / Sideswipe 0 0 0 26

0 0 0 0 0 0 0000Head-on / Sideswipe 0 0 0 0

0 0 2 0 0 1 0000Intersection Movement 0 0 0 3

1 0 0 0 0 0 0000Pedestrians 0 0 0 1

0 0 0 0 0 0 0000Train 0 0 0 0

1 0 1 0 0 1 0000Went Off Road 0 0 0 3

0 0 0 0 0 0 0000All Other Animal 0 0 0 0

0 0 0 0 0 0 0000Bicycle 0 0 0 0

0 0 0 0 0 0 0000Other 0 0 0 0

0 0 0 0 0 0 0000Jackknife 0 0 0 0

0 0 0 0 0 0 0000Rollover 0 0 0 0

0 0 0 0 0 0 0000Fire 0 0 0 0

0 0 0 0 0 0 0000Submersion 0 0 0 0

0 0 0 0 0 0 0000Thrown or Falling Object 0 0 0 0

0 0 0 0 0 0 0000Bear 0 0 0 0

0 0 0 0 0 0 0000Deer 0 0 0 0

0 0 0 0 0 0 0000Moose 0 0 0 0

0 0 0 0 0 0 0000Turkey 0 0 0 0

Crash Summary II - Characteristics
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Blowing Sand, Soil, Dirt

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Blowing Snow

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000100 1

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Clear

Dark - Lighted 2 0 0 0 0 000000 2

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 20 0 0 0 0 100000 21

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Cloudy

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 3 0 0 0 0 200000 5

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Fog, Smog, Smoke

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 100000 1

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Other

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Rain

Dark - Lighted 0 0 0 0 0 100000 1

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 200000 2

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Severe Crosswinds

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Sleet, Hail (Freezing Rain or Drizzle)

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Snow

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
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STORMWATER MANAGEMENT REPORT 
 
 
I. INTRODUCTION 

 
Fay, Spofford &Thorndike (FST) has prepared the following stormwater management analysis 
for redevelopment of the Sisters of Mercy Motherhouse site at 605 Stevens Avenue in the City of 
Portland, Maine.  The existing building will be renovated to provide senior living apartment units 
and updated to meet current residential standards.  The site work associated with this project 
includes reconfiguration of the access and parking around the building, utility upgrades and the 
provision of new stormwater infrastructure.  
 
This stormwater management analysis has been prepared in accordance with the City of Portland 
City of Portland Technical Manual, Section 5 and the Maine Department of Environmental 
Protection (MaineDEP) Chapter 500 Regulations, as applicable in order to ensure that the planned 
development will not result in a degradation of water quality or any other significant impacts to 
locations downstream of the development site as a result of stormwater runoff.   

Runoff from the existing impervious areas on the site drains to two locations.  The roof drainage 
from the existing building drains via downspouts and underground piping directly into the 
combined sewer system that serves the site.  The remaining site area drains to a system of catch 
basins and storm drains that run across the property in an easterly direction.  The system 
discharges to a wetland complex at the foot of the embankment located along the eastern property 
line.  There is no provision for stormwater treatment or detention on the property.  The project 
comprises redevelopment of the existing site, including repaving of existing parking lots and 
access roads, reconfiguration of vehicular circulation patterns, and updating of utility and 
stormwater infrastructure.  The total area of the site that will be impacted by the project is 
approximately 3.10 acres.  Of this area, 0.84 acres is the footprint of the building, which will 
remain u-disturbed, and 1.34 acres is repaving of existing parking lots and roadways, which is 
considered routine maintenance.  This leaves a total disturbed area of just under one acre, which 
is below the threshold that requires a project to meet the General Standards under Chapter 500 
Stormwater Law.  The redevelopment of the site includes the removal of pavement to create 
landscaped islands and the addition of new pavement in existing landscaped areas to an almost 
equal degree.  The net increase in pavement area as a result of the project will be approximately 
2,000 square feet.  This is negligible when considered in relation to the overall drainage area.  
Therefore, the stormwater management design for the project aims to meet the following key 
objectives: 

Ø Removal of the existing roof drain inflow to the combined sewer system that serves the 
property; 

Ø Water quality treatment of runoff from developed areas to the maximum extent practical; 

Ø Detention, as necessary to ensure no increase in peak runoff from the site under design storm 
conditions; and 

Ø The incorporation of Low Impact Design (LID) Best Management Practices (BMPs) to 
maximize groundwater recharge and ensure that there is no increase in surface runoff volume 
leaving the property. 

 
 

II. EXISTING SITE CONDITIONS 
 
The project site is approximately 4.5 acres in size and represents a lot to be subdivided from a 
larger overall parcel that totals approximately 19 acres and includes McAuley High School and 
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the associated facilities.  The property is located on the east side of Stevens Avenue, just south of 
Walton Street.   
 
The watershed area analyzed in this report includes the areas of the school and Motherhouse lot 
that drain towards the wetland at the eastern boundary of the property.  The total area of the 
watershed is approximately 13.3 acres.  The current impervious areas within the drainage area 
include the existing Motherhouse building, the High School building, and the associated paved 
access and circulation roads and paths, parking areas and courtyards.  Other improvements 
include the current school playing fields, and landscaped and wooded areas around the perimeter 
of the property.  It should be noted that the roof drains from the existing buildings at the site 
currently drain, via downspouts and underground piping, to the combined sewer system that 
serves the property.  Site observations of the Motherhouse building indicate that approximately 
half of the downspouts are broken at, or above the ground surface, allowing roof runoff to drain 
directly to the ground adjacent to the building.  For this reason, the existing conditions 
stormwater model includes half of the roof area from the Motherhouse building only in the 
subcatchment analysis.  Roof runoff from the school building is excluded from the analysis as this 
drains to the sewer system in Walton Street. 
 
The topography slopes in a generally easterly direction across the site, away from Stevens 
Avenue and towards the receiving wetland area.  Slopes across most areas of the site are between 
1% and 5%.  
 
The existing project site is depicted on the drawings that are included in the Site Plan Review 
submission. 
 

III. RECEIVING WATERS 
 
The site drains in an easterly direction towards the wetland area located at the foot of the 
embankment, adjacent to the eastern property line.  This entire area eventually drains into the 
municipal storm drain system in Forest Avenue.   
 

IV. HISTORIC FLOODING 
 
There are no reports of historic flooding on the project site.  The site is within Flood Zone C, 
Areas of Minimal Flooding according to the FEMA Flood Insurance Rate Map for the area.  
 

V. ALTERATIONS TO NATURAL DRAINAGE WAYS 
 
There are no natural drainage ways on the site and therefore no alterations to natural drainage 
ways are proposed. 
 

VI. METHODOLOGY AND MODELING ASSUMPTIONS 
 
Runoff and routing calculations have been performed for the watershed areas affected by the 
proposed development under pre-development and post-development conditions scenarios. Time 
of concentration and runoff curve number calculations have been performed using the method 
described in Natural Resource Conservation Service (NRCS) Technical Release 55 (TR-55) – 
Urban Hydrology for Small Watersheds. The TR-20 based HydroCAD modeling software has 
been utilized to perform the more complex runoff and routing calculations, some of which are 
beyond the scope of the TR-55 method.  Time of concentration calculations have been amended 
where the value given by the TR-55 method is less than six minutes (0.1 hour). In these cases a 
standard minimum value of six minutes has been used to keep this parameter within the 
acceptable working range of the model and prevent computational errors. 
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Design rainfall events have been modeled using the SCS Type III Hydrograph for 24-hour 
duration storms.  The rainfall depth for each return period is taken from Stormwater Management 
for Maine: Best Management Practices, Appendix A (Cumberland County). The rainfall depth 
values for standard design storm frequencies are shown in the table below: 
 

TABLE 1 
24-Hour Rainfall Depths for Cumberland County at Design Storm Frequencies 

Stormwater Management for Maine: Best Management Practices, Appendix A 
Frequency 2-Year 10-Year 25-Year 100-Year 

Rainfall 
Depth 3.0 in 4.7 in 5.5 in 6.7 in 

 
Soil types in the area of the site have been identified using the Natural Resource Conservation 
Service (NRCS) Web Soil Survey. The soils mapped across most of the site are identified as 
Windsor series loamy sand soils.  These are classified as Hydrologic Group "A".  There is a small 
area of Paxton fine sandy loam soils towards the south end of the site.  These soils are classified 
as Hydrologic Group "C".  The Web Soil Survey information is supplemented by a more detailed 
geotechnical investigation of the site, undertaken by Summit GeoEngineering Services in March 
2015.  The investigations included a number of borings throughout the site, analysis and 
description of existing soil textures, and estimated infiltration rates for use in the design of 
stormwater Best Management Practices (BMPs).  The report describes the subsurface conditions 
at the site as generally topsoil, or pavement overlying fill/reworked native soil, overlying marine 
fan deposits.  The marine fan deposits consist of sandy, well drained soils that can be divided into 
two distinct layers.  Groundwater was observed at elevations between 5.4 feet and 11.4 feet below 
the surface.  Infiltration rates were estimated from grain size analysis results at boring locations 
B-6 (depth 5-7 feet) and B-8 (depth 10-12 feet).  The hydraulic conductivity of the native soil 
material is stated as 60in/hr.  For the purposes of design of stormwater BMPs that include an 
infiltration component, a conservative infiltration rate of 7.5in/hr has been used. 
 
The existing topography of the site was determined by field survey and the existing vegetative 
cover was identified by site inspection.  The following table includes a list of the surficial soil 
types that were identified on the project site, along with their associated Hydrologic Soil Group 
(HSG).  
 

TABLE 2 
Soils Hydrologic Soil Group 

Windsor A 
Paxton C 

 
A stormwater management model has been developed for the project using the base information 
described above.  In the pre-development conditions scenario the site is represented by a single 
subcatchment area that includes all areas that drain to the wetland located at the foot of the 
embankment, at the east end of the property.  In the post-development conditions scenario the site 
has been divided further into several small subcatchment areas to allow the effects of localized 
storage and treatment Best Management Practices (BMPs) to be analyzed.  Outflow from the 
post-development subcatchments is combined at a single design point that represent the same 
discharge location to the downstream wetland as that analyzed under the pre-development 
scenario.  This allows direct comparison of pre-development and post-development runoff rates 
and volumes at this location. 
 



SP-M162  Motherhouse Senior Housing 
June 2015 4 Stormwater Management Report 

The stormwater management system for the project has been designed to effectively capture, 
detain and treat runoff from developed areas of the site before allowing it to discharge in a non-
erosive manner to downstream areas.  NRCS Code 378, the Stormwater Management for Maine: 
Best Management Practices (MEDEP, 2006) and the Maine Erosion and Sedimentation Control 
Handbook for Construction: Best Management Practices (March 1991) have been used as 
guidelines in the design of the stormwater system. 

 
VII. PROPOSED BMPS 

 
The stormwater management system for the project has been designed to meet several key 
objectives.  These are:  
 
Ø Removal of the existing roof drain inflow to the combined sewer system that serves the 

property; 

Ø Water quality treatment of runoff from developed areas to the maximum extent practical; 

Ø Detention, as necessary to ensure no increase in peak runoff from the site under design storm 
conditions; and 

Ø The incorporation of Low Impact Design (LID) Best Management Practices (BMPs) to 
maximize groundwater recharge and ensure that there is no increase in surface runoff volume 
leaving the property. 

 
The proposed stormwater management BMPs include filtering roof drip strips, two small 
bioretention cells, and an infiltration trench that will capture, detain and treat runoff in accordance 
with the design standards described in Stormwater Management for Maine Technical BMPs 
Manual.  The design aims to utilize the high infiltration rates associated with the granular onsite 
soils to maximize water quality treatment efficiency, promote groundwater recharge and reduce 
both the peak runoff rate and the volume of surface runoff leaving the property.  
 
The filtering drip strips extend all around the perimeter of the building and will allow the 
downspouts that are still intact to be disconnected from the combined sewer system.  The 
architectural program calls for excavation of the foundation walls and application of 
waterproofing and insulation.  The addition of new foundation drainage will allow the installation 
of the drip strip material with a free drainage outlet to the new storm drain system.  Runoff from 
small storm events will infiltrate directly to the underlying soils.  The drip strips provide 
sufficient storage in the void space of the stone material to detain the Water Quality volume for 
the contributing roof area. 
 
The two new bioretention cells are located on the east side of the new parking area adjacent to the 
rear entrance to the building.  These will make use of existing green space surrounding several 
large trees that will be retained and incorporated into the project.  Runoff from the parking area 
will drain by sheet flow to the bioretention cells, which are depressed below the surrounding 
pavement.  A pea stone filter is provided at the edge of pavement to provide pre-treatment and 
removal of large suspended solids.  The bioretention cell offers treatment by filtering runoff 
through a native soil media before allowing it infiltrate to the underlying soils.  Underdrain piping 
is provided as an overflow for excess groundwater during large storm events.  A secondary 
emergency overflow grate is also provided above the storage elevation with an outlet to the 
downstream storm drain system. 
 
The bioretention cell provides storage and treatment for the Water Quality Volume (WQV) from 
the contributing area.  This is defined as 1.0 inches of runoff from all contributing impervious 
areas and 0.4 inches of runoff from all landscaped areas. 
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The infiltration trench is located on the east side of the main access road, just west of the athletic 
field.  A five foot wide grass filter strip is provided between the edge of pavement and the 
infiltration trench.  This will allow pre-treatment and removal of gross solids from runoff entering 
the BMP from the adjacent paved area.  The infiltration trench is designed to capture, treat and 
discharge runoff from the contributing area to the underlying soils.  As in the example of the 
bioretention cells, an underdrain is provided above the base of the BMP as an overflow in case of 
large storm events.  

The water quantity analysis performed for the development demonstrates that there will be no 
increase in peak flows at the design point, for design storms of 2-Year, 10-year and 25-year 
frequencies.  Water quality treatment calculations demonstrate that the BMPs are adequately sized 
in accordance with current stormwater standards. 
 
A maintenance schedule for the new storm water BMPs will ensure that the stormwater 
management system is kept in good order and continues to function as designed.  A copy of the 
Stormwater System Maintenance Schedule is included in Attachment D of this report. 

 
VIII. STORMWATER QUANTITY ANALYSIS 

A. Predevelopment Conditions 

Under the predevelopment conditions scenario the site is divided into a single subcatchment 
area, representing the watershed draining to the wetland located along the eastern property 
line.  A summary of the subcatchment area included in the pre-development model is given in 
the table as follows: 

 
TABLE 3 

PREDEVELOPMENT SITE CONDITIONS 
Subarea Area (square feet) CN Time of Concentration (min.) 

101 579,629 55 15.5 
 

Full details pre-development subcatchment areas, cover conditions and time of concentration 
flow paths are described in detail in the supporting HydroCAD documentation included in 
Attachment C of this report.  A  Predevelopment Conditions Watershed Plan is included in 
Attachment A of this report. 

 
B. Post-Development Conditions 

Under the post–development conditions scenario, the site is divided into small subcatchment 
areas to allow the effect of the new stormwater BMPs to be accurately modeled.  The total 
area of analysis remains the same as in the pre-development conditions, and runoff from all 
areas is combined at a Design Point at the same location as the pre-development discharge 
point to the receiving wetland.   
 
A summary of the subcatchment areas included in the post-development model is given in the 
table as follows: 
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TABLE 4 

POST-DEVELOPMENT SITE CONDITIONS 

Subarea Area (square feet) CN Time of Concentration 
(minutes) 

201 537,572 53 15.5 
210 15,676 81 6.0 
211 7,303 74 6.0 
212 9,701 73 6.0 
221 9,601 94 6.0 
222 4,490 95 6.0 
223 4,520 94 6.0 
224 6,069 94 6.0 

 
Full details of the post-development subcatchment areas, cover conditions and time of 
concentration flow paths are described in detail in the supporting HydroCAD documentation 
included in Attachment C of this report.  A  Post-Development Conditions Watershed Plan is 
included in Attachment A of this report. 

 
IX. WATER QUANTITY ANALYSIS SUMMARY 

The table below summarizes the peak runoff values and runoff volumes for pre-development and 
post-development conditions during each of the analyzed design storm events. 

 
TABLE 5 

SUMMARY OF PEAK RUNOFF VALUES (CFS) AND RUNOFF VOLUMES (AC-FT) 

Storm 
Event 

Peak Runoff Rate (cfs) Runoff Volume (ac-ft) 
Pre-Development Post-Development Pre-Development Post-Development 

2-Year 0.81 0.43 0.216 0.154 
10-Year 7.27 6.21 0.926 0.771 
25-Year 12.10 10.98 1.374 1.187 

 
X. STORM WATER QUALITY ANALYSIS 

A. Water Quality Treatment Measures  

The project has been designed in accordance to provide water quality treatment for runoff 
from the property to the extent practical.  There is currently no provision for water quality 
treatment or detention of runoff from the property.  The project will result in a minimal net 
increase in the paved area at the site (approximately 2,000sf).  Runoff from the impervious 
area associated with the roof of the existing building will also be removed from the combined 
sewer system and will drain to the stormwater system after treatment in filtering drip strips.  
The proposed BMPs will provide treatment for over an acre of impervious area at the site, in 
accordance with current State Stormwater Standards.   This will result in a significant benefit 
to runoff water quality from the site.  Water quality computations are provided in Attachment 
B.   

 
XI. EROSION AND SEDIMENTATION CONTROL  

A comprehensive Erosion and Sediment Control Report has been prepared that includes Best 
Management Practices (BMPs) associated with the proposed construction activities.   
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The Erosion and Sediment Control Report outlines the required construction measures and 
techniques that will reduce potential degradation of the water quality at downstream locations.  
Temporary erosion control measures will be incorporated during construction, and long-term 
surface stabilization practices have been designed as part of the site development, thus 
minimizing the potential for erosion and sediment transport.  These measures include the 
constructed BMPs for filtration of runoff from smaller storm events, riprap, permanent seeding 
and other vegetative stabilization measures.  Detailed information on the specific erosion and 
sedimentation control practices that are to be used on the site are provided on the following plan 
sheet, which will be included as part of the construction documents for the project. 

 
XII. MAINTENANCE OF FACILITIES 

The effectiveness of water quality management provisions and other components of the 
stormwater management system are dependent on their design, upkeep, and maintenance to 
assure they meet their intended function over an extended period of time.  It is critical that the 
stormwater management facilities are regularly inspected and that maintenance is performed on 
an as-needed basis.   
 
A Stormwater Management Inspection and Maintenance Manual has been prepared specifically 
for the project and is included in Attachment D of this section. 
 

XIII. CONCLUSIONS 

The stormwater management system designed for this project will mitigate impacts of 
development on stormwater runoff peak discharge rates and provide treatment of non-point 
source pollutants in the runoff in accordance with current State and local standards.  Based on the 
analysis described herein, it is expected that runoff from the proposed development will not cause 
adverse impacts to downstream properties. 
 

XIV. ATTACHMENTS 
 
Attachment A – Predevelopment & Post-development Watershed Maps 
Attachment B – Water Quality and Wet Pond Calculations 
Attachment C – TR-20 Computations (HydroCAD) 
Attachment D – Stormwater Operations and Maintenance Manual 
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Predevelopment & Post-development  
Watershed Maps 
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Subcatchment 101

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 74 89 98 98 55
Area 376618 22142 25724 23810 1860 112860 16615.5 579629.5 153477.5

579629.5 SF
153477.5 SF

605 Stevens Avenue Stormwater Areas

TOTAL PRE-DEVELOPMENT AREA
TOTAL PRE-DEVELOPMENT IMPERVIOUS AREA

Pre-Development Area Summary

Motherhouse - 605 Stevens Avenue Revision 1 - June 2105 Project Number SS-M162



Subcatchment 201

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 74 89 98 98 53
Area 365759 17506 25724 23810 1860 92620 10293 537572 122279

Subcatchment 210

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 81
Area 4452 0 0 0 0 11224 0 15676 11224

WQV= 1084
Subcatchment 211

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 74
Area 3004 0 0 0 0 4299 0 7303 4299

WQV= 458
Subcatchment 212

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 73
Area 4135 0 0 0 0 5566 0 9701 5566

WQV= 602
Subcatchment 221

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 94
Area 0 1600 0 0 0 0 8000 9600 9600

WQV= 800
Subcatchment 222

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 95
Area 0 600 0 0 0 0 3890 4490 4490

WQV= 374
Subcatchment 223

Cover Condition
Grass
(good)
HSG A

Gravel
HSG A

Woods
/Grass
HSG A

Grass
(good)
HSG C

Gravel
HSG C

Pavement
Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 94
Area 0 720 0 0 0 0 3800 4520 4520

WQV= 377
Subcatchment 224
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/Grass
HSG A
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Concrete

Roof TOTAL IMPERVIOUS

CN 39 76 32 80 91 98 98 94
Area 0 1120 0 0 0 0 4949 6069 6069

WQV= 506

594931 SF
168047 SF

45768 SFTOTAL TREATED POST-DEVELOPMENT IMPERVIOUS AREA

TOTAL POST-DEVELOPMENT AREA
TOTAL POST-DEVELOPMENT IMPERVIOUS AREA

Post-Development Area Summary

Motherhouse - 605 Stevens Avenue Revision 1 - June 2105 Project Number SS-M162
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Stage-Area-Storage for Pond DS-2: Drip Strip

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

115.00 1,600 0
115.05 1,600 32
115.10 1,600 64
115.15 1,600 96
115.20 1,600 128
115.25 1,600 160
115.30 1,600 192
115.35 1,600 224
115.40 1,600 256
115.45 1,600 288
115.50 1,600 320
115.55 1,600 352
115.60 1,600 384
115.65 1,600 416
115.70 1,600 448
115.75 1,600 480
115.80 1,600 512
115.85 1,600 544
115.90 1,600 576
115.95 1,600 608
116.00 1,600 640
116.05 1,600 664
116.10 1,600 688
116.15 1,600 712
116.20 1,600 736
116.25 1,600 760
116.30 1,600 784
116.35 1,600 808
116.40 1,600 832
116.45 1,600 856
116.50 1,600 880
116.55 1,600 904
116.60 1,600 928
116.65 1,600 952
116.70 1,600 976
116.75 1,600 1,000
116.80 1,600 1,024
116.85 1,600 1,048
116.90 1,600 1,072
116.95 1,600 1,096
117.00 1,600 1,120
117.05 1,600 1,152
117.10 1,600 1,184
117.15 1,600 1,216
117.20 1,600 1,248
117.25 1,600 1,280
117.30 1,600 1,312
117.35 1,600 1,344
117.40 1,600 1,376
117.45 1,600 1,408
117.50 1,600 1,440
117.55 1,600 1,472
117.60 1,600 1,504
117.65 1,600 1,536

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

117.70 1,600 1,568
117.75 1,600 1,600
117.80 1,600 1,632
117.85 1,600 1,664
117.90 1,600 1,696
117.95 1,600 1,728
118.00 1,600 1,760
118.05 1,600 1,792
118.10 1,600 1,824
118.15 1,600 1,856
118.20 1,600 1,888
118.25 1,600 1,920
118.30 1,600 1,952
118.35 1,600 1,984
118.40 1,600 2,016
118.45 1,600 2,048
118.50 1,600 2,080
118.55 1,600 2,112
118.60 1,600 2,144
118.65 1,600 2,176
118.70 1,600 2,208
118.75 1,600 2,240
118.80 1,600 2,272
118.85 1,600 2,304
118.90 1,600 2,336
118.95 1,600 2,368
119.00 1,600 2,400
119.05 1,600 2,432
119.10 1,600 2,464
119.15 1,600 2,496
119.20 1,600 2,528
119.25 1,600 2,560
119.30 1,600 2,592
119.35 1,600 2,624
119.40 1,600 2,656
119.45 1,600 2,688
119.50 1,600 2,720
119.55 1,600 2,752
119.60 1,600 2,784
119.65 1,600 2,816
119.70 1,600 2,848
119.75 1,600 2,880
119.80 1,600 2,912
119.85 1,600 2,944
119.90 1,600 2,976
119.95 1,600 3,008
120.00 1,600 3,040
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Stage-Area-Storage for Pond DS-3: Drip Strip

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

115.00 1,600 0
115.05 1,600 32
115.10 1,600 64
115.15 1,600 96
115.20 1,600 128
115.25 1,600 160
115.30 1,600 192
115.35 1,600 224
115.40 1,600 256
115.45 1,600 288
115.50 1,600 320
115.55 1,600 352
115.60 1,600 384
115.65 1,600 416
115.70 1,600 448
115.75 1,600 480
115.80 1,600 512
115.85 1,600 544
115.90 1,600 576
115.95 1,600 608
116.00 1,600 640
116.05 1,600 664
116.10 1,600 688
116.15 1,600 712
116.20 1,600 736
116.25 1,600 760
116.30 1,600 784
116.35 1,600 808
116.40 1,600 832
116.45 1,600 856
116.50 1,600 880
116.55 1,600 904
116.60 1,600 928
116.65 1,600 952
116.70 1,600 976
116.75 1,600 1,000
116.80 1,600 1,024
116.85 1,600 1,048
116.90 1,600 1,072
116.95 1,600 1,096
117.00 1,600 1,120
117.05 1,600 1,152
117.10 1,600 1,184
117.15 1,600 1,216
117.20 1,600 1,248
117.25 1,600 1,280
117.30 1,600 1,312
117.35 1,600 1,344
117.40 1,600 1,376
117.45 1,600 1,408
117.50 1,600 1,440
117.55 1,600 1,472
117.60 1,600 1,504
117.65 1,600 1,536

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

117.70 1,600 1,568
117.75 1,600 1,600
117.80 1,600 1,632
117.85 1,600 1,664
117.90 1,600 1,696
117.95 1,600 1,728
118.00 1,600 1,760
118.05 1,600 1,792
118.10 1,600 1,824
118.15 1,600 1,856
118.20 1,600 1,888
118.25 1,600 1,920
118.30 1,600 1,952
118.35 1,600 1,984
118.40 1,600 2,016
118.45 1,600 2,048
118.50 1,600 2,080
118.55 1,600 2,112
118.60 1,600 2,144
118.65 1,600 2,176
118.70 1,600 2,208
118.75 1,600 2,240
118.80 1,600 2,272
118.85 1,600 2,304
118.90 1,600 2,336
118.95 1,600 2,368
119.00 1,600 2,400
119.05 1,600 2,432
119.10 1,600 2,464
119.15 1,600 2,496
119.20 1,600 2,528
119.25 1,600 2,560
119.30 1,600 2,592
119.35 1,600 2,624
119.40 1,600 2,656
119.45 1,600 2,688
119.50 1,600 2,720
119.55 1,600 2,752
119.60 1,600 2,784
119.65 1,600 2,816
119.70 1,600 2,848
119.75 1,600 2,880
119.80 1,600 2,912
119.85 1,600 2,944
119.90 1,600 2,976
119.95 1,600 3,008
120.00 1,600 3,040
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Stage-Area-Storage for Pond DS-4: Drip Strip

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

115.00 1,600 0
115.05 1,600 32
115.10 1,600 64
115.15 1,600 96
115.20 1,600 128
115.25 1,600 160
115.30 1,600 192
115.35 1,600 224
115.40 1,600 256
115.45 1,600 288
115.50 1,600 320
115.55 1,600 352
115.60 1,600 384
115.65 1,600 416
115.70 1,600 448
115.75 1,600 480
115.80 1,600 512
115.85 1,600 544
115.90 1,600 576
115.95 1,600 608
116.00 1,600 640
116.05 1,600 664
116.10 1,600 688
116.15 1,600 712
116.20 1,600 736
116.25 1,600 760
116.30 1,600 784
116.35 1,600 808
116.40 1,600 832
116.45 1,600 856
116.50 1,600 880
116.55 1,600 904
116.60 1,600 928
116.65 1,600 952
116.70 1,600 976
116.75 1,600 1,000
116.80 1,600 1,024
116.85 1,600 1,048
116.90 1,600 1,072
116.95 1,600 1,096
117.00 1,600 1,120
117.05 1,600 1,152
117.10 1,600 1,184
117.15 1,600 1,216
117.20 1,600 1,248
117.25 1,600 1,280
117.30 1,600 1,312
117.35 1,600 1,344
117.40 1,600 1,376
117.45 1,600 1,408
117.50 1,600 1,440
117.55 1,600 1,472
117.60 1,600 1,504
117.65 1,600 1,536

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

117.70 1,600 1,568
117.75 1,600 1,600
117.80 1,600 1,632
117.85 1,600 1,664
117.90 1,600 1,696
117.95 1,600 1,728
118.00 1,600 1,760
118.05 1,600 1,792
118.10 1,600 1,824
118.15 1,600 1,856
118.20 1,600 1,888
118.25 1,600 1,920
118.30 1,600 1,952
118.35 1,600 1,984
118.40 1,600 2,016
118.45 1,600 2,048
118.50 1,600 2,080
118.55 1,600 2,112
118.60 1,600 2,144
118.65 1,600 2,176
118.70 1,600 2,208
118.75 1,600 2,240
118.80 1,600 2,272
118.85 1,600 2,304
118.90 1,600 2,336
118.95 1,600 2,368
119.00 1,600 2,400
119.05 1,600 2,432
119.10 1,600 2,464
119.15 1,600 2,496
119.20 1,600 2,528
119.25 1,600 2,560
119.30 1,600 2,592
119.35 1,600 2,624
119.40 1,600 2,656
119.45 1,600 2,688
119.50 1,600 2,720
119.55 1,600 2,752
119.60 1,600 2,784
119.65 1,600 2,816
119.70 1,600 2,848
119.75 1,600 2,880
119.80 1,600 2,912
119.85 1,600 2,944
119.90 1,600 2,976
119.95 1,600 3,008
120.00 1,600 3,040
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Stage-Area-Storage for Pond DS1: Drip Strip

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

115.00 1,600 0
115.05 1,600 32
115.10 1,600 64
115.15 1,600 96
115.20 1,600 128
115.25 1,600 160
115.30 1,600 192
115.35 1,600 224
115.40 1,600 256
115.45 1,600 288
115.50 1,600 320
115.55 1,600 352
115.60 1,600 384
115.65 1,600 416
115.70 1,600 448
115.75 1,600 480
115.80 1,600 512
115.85 1,600 544
115.90 1,600 576
115.95 1,600 608
116.00 1,600 640
116.05 1,600 664
116.10 1,600 688
116.15 1,600 712
116.20 1,600 736
116.25 1,600 760
116.30 1,600 784
116.35 1,600 808
116.40 1,600 832
116.45 1,600 856
116.50 1,600 880
116.55 1,600 904
116.60 1,600 928
116.65 1,600 952
116.70 1,600 976
116.75 1,600 1,000
116.80 1,600 1,024
116.85 1,600 1,048
116.90 1,600 1,072
116.95 1,600 1,096
117.00 1,600 1,120
117.05 1,600 1,152
117.10 1,600 1,184
117.15 1,600 1,216
117.20 1,600 1,248
117.25 1,600 1,280
117.30 1,600 1,312
117.35 1,600 1,344
117.40 1,600 1,376
117.45 1,600 1,408
117.50 1,600 1,440
117.55 1,600 1,472
117.60 1,600 1,504
117.65 1,600 1,536

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

117.70 1,600 1,568
117.75 1,600 1,600
117.80 1,600 1,632
117.85 1,600 1,664
117.90 1,600 1,696
117.95 1,600 1,728
118.00 1,600 1,760
118.05 1,600 1,792
118.10 1,600 1,824
118.15 1,600 1,856
118.20 1,600 1,888
118.25 1,600 1,920
118.30 1,600 1,952
118.35 1,600 1,984
118.40 1,600 2,016
118.45 1,600 2,048
118.50 1,600 2,080
118.55 1,600 2,112
118.60 1,600 2,144
118.65 1,600 2,176
118.70 1,600 2,208
118.75 1,600 2,240
118.80 1,600 2,272
118.85 1,600 2,304
118.90 1,600 2,336
118.95 1,600 2,368
119.00 1,600 2,400
119.05 1,600 2,432
119.10 1,600 2,464
119.15 1,600 2,496
119.20 1,600 2,528
119.25 1,600 2,560
119.30 1,600 2,592
119.35 1,600 2,624
119.40 1,600 2,656
119.45 1,600 2,688
119.50 1,600 2,720
119.55 1,600 2,752
119.60 1,600 2,784
119.65 1,600 2,816
119.70 1,600 2,848
119.75 1,600 2,880
119.80 1,600 2,912
119.85 1,600 2,944
119.90 1,600 2,976
119.95 1,600 3,008
120.00 1,600 3,040



Type III 24-hr 2-Year Storm  Rainfall=3.00"605 Stevens Ave - Post-Development
  Printed  6/24/2015Prepared by FST, Inc.

Page 5HydroCAD® 8.50  s/n 000734  © 2007 HydroCAD Software Solutions LLC

Stage-Area-Storage for Pond IT-1: Infiltration Trench

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

112.00 1,250 0
112.05 1,250 19
112.10 1,250 37
112.15 1,250 56
112.20 1,250 75
112.25 1,250 94
112.30 1,250 112
112.35 1,250 131
112.40 1,250 150
112.45 1,250 169
112.50 1,250 188
112.55 1,250 206
112.60 1,250 225
112.65 1,250 244
112.70 1,250 263
112.75 1,250 281
112.80 1,250 300
112.85 1,250 319
112.90 1,250 338
112.95 1,250 356
113.00 1,250 375
113.05 1,250 394
113.10 1,250 412
113.15 1,250 431
113.20 1,250 450
113.25 1,250 469
113.30 1,250 487
113.35 1,250 506
113.40 1,250 525
113.45 1,250 544
113.50 1,250 563
113.55 1,250 581
113.60 1,250 600
113.65 1,250 619
113.70 1,250 638
113.75 1,250 656
113.80 1,250 675
113.85 1,250 694
113.90 1,250 713
113.95 1,250 731
114.00 1,250 750
114.05 1,250 775
114.10 1,250 800
114.15 1,250 825
114.20 1,250 850
114.25 1,250 875
114.30 1,250 900
114.35 1,250 925
114.40 1,250 950
114.45 1,250 975
114.50 1,250 1,000
114.55 1,250 1,025
114.60 1,250 1,050
114.65 1,250 1,075

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

114.70 1,250 1,100
114.75 1,250 1,125
114.80 1,250 1,150
114.85 1,250 1,175
114.90 1,250 1,200
114.95 1,250 1,225
115.00 1,250 1,250
115.05 1,250 1,275
115.10 1,250 1,300
115.15 1,250 1,325
115.20 1,250 1,350
115.25 1,250 1,375
115.30 1,250 1,400
115.35 1,250 1,425
115.40 1,250 1,450
115.45 1,250 1,475
115.50 1,250 1,500
115.55 1,250 1,525
115.60 1,250 1,550
115.65 1,250 1,575
115.70 1,250 1,600
115.75 1,250 1,625
115.80 1,250 1,650
115.85 1,250 1,675
115.90 1,250 1,700
115.95 1,250 1,725
116.00 1,250 1,750
116.05 1,250 1,775
116.10 1,250 1,800
116.15 1,250 1,825
116.20 1,250 1,850
116.25 1,250 1,875
116.30 1,250 1,900
116.35 1,250 1,925
116.40 1,250 1,950
116.45 1,250 1,975
116.50 1,250 2,000
116.55 1,250 2,025
116.60 1,250 2,050
116.65 1,250 2,075
116.70 1,250 2,100
116.75 1,250 2,125
116.80 1,250 2,150
116.85 1,250 2,175
116.90 1,250 2,200
116.95 1,250 2,225
117.00 1,250 2,250
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Stage-Area-Storage for Pond RG-1: Rain Garden

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

114.50 460 0
114.55 460 8
114.60 460 15
114.65 460 23
114.70 460 30
114.75 460 38
114.80 460 46
114.85 460 53
114.90 460 61
114.95 460 68
115.00 460 76
115.05 460 83
115.10 460 91
115.15 460 99
115.20 460 106
115.25 460 114
115.30 460 121
115.35 460 129
115.40 460 137
115.45 460 144
115.50 460 152
115.55 460 159
115.60 460 167
115.65 460 175
115.70 460 182
115.75 460 190
115.80 460 197
115.85 460 205
115.90 460 213
115.95 460 220
116.00 460 228
116.05 460 251
116.10 460 274
116.15 460 297
116.20 460 320
116.25 460 343
116.30 460 366
116.35 460 389
116.40 460 412
116.45 460 435
116.50 460 458
116.55 460 481
116.60 460 504
116.65 460 527
116.70 460 550
116.75 460 573
116.80 460 596
116.85 460 619
116.90 460 642
116.95 460 665
117.00 460 688
117.05 464 711
117.10 469 734
117.15 474 758

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

117.20 478 782
117.25 483 806
117.30 487 830
117.35 491 854
117.40 496 879
117.45 501 904
117.50 505 929
117.55 506 954
117.60 508 980
117.65 510 1,005
117.70 511 1,031
117.75 513 1,056
117.80 514 1,082
117.85 515 1,108
117.90 517 1,133
117.95 519 1,159
118.00 520 1,185
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Stage-Area-Storage for Pond RG-2: Rain Garden

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

114.50 960 0
114.55 960 16
114.60 960 32
114.65 960 48
114.70 960 63
114.75 960 79
114.80 960 95
114.85 960 111
114.90 960 127
114.95 960 143
115.00 960 158
115.05 960 174
115.10 960 190
115.15 960 206
115.20 960 222
115.25 960 238
115.30 960 253
115.35 960 269
115.40 960 285
115.45 960 301
115.50 960 317
115.55 960 333
115.60 960 348
115.65 960 364
115.70 960 380
115.75 960 396
115.80 960 412
115.85 960 428
115.90 960 444
115.95 960 459
116.00 960 475
116.05 960 491
116.10 960 507
116.15 960 523
116.20 960 539
116.25 960 554
116.30 960 570
116.35 960 586
116.40 960 602
116.45 960 618
116.50 960 634
116.55 960 682
116.60 960 730
116.65 960 778
116.70 960 826
116.75 960 874
116.80 960 922
116.85 960 970
116.90 960 1,018
116.95 960 1,066
117.00 960 1,114
117.05 968 1,162
117.10 976 1,210
117.15 984 1,259

Elevation
(feet)

Surface
(sq-ft)

Storage
(cubic-feet)

117.20 992 1,309
117.25 1,000 1,359
117.30 1,008 1,409
117.35 1,016 1,459
117.40 1,024 1,510
117.45 1,032 1,562
117.50 1,040 1,614
117.55 1,056 1,666
117.60 1,072 1,719
117.65 1,088 1,773
117.70 1,104 1,828
117.75 1,120 1,884
117.80 1,136 1,940
117.85 1,152 1,997
117.90 1,168 2,055
117.95 1,184 2,114
118.00 1,200 2,174
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TR-20 Computations (HydroCAD) 
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Pre-development Calculations 
 
 
  



1S

Existing Area to Wetland

Drainage Diagram for 605 Stevens Ave - Pre-Development
Prepared by FST, Inc.,  Printed 6/24/2015
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Subcat Reach Pond Link
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Time span=0.00-40.00 hrs, dt=0.05 hrs, 801 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=579,629 sf   22.03% Impervious   Runoff Depth=0.19"Subcatchment 1S: Existing Area to Wetland
   Flow Length=860'   Tc=15.5 min   CN=55   Runoff=0.81 cfs  0.216 af

Total Runoff Area = 13.306 ac   Runoff Volume = 0.216 af   Average Runoff Depth = 0.19"
77.97% Pervious = 10.375 ac     22.03% Impervious = 2.932 ac
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Summary for Subcatchment 1S: Existing Area to Wetland

Runoff = 0.81 cfs @ 12.52 hrs,  Volume= 0.216 af,  Depth= 0.19"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
378,378 39 >75% Grass cover, Good, HSG A
22,142 76 Gravel roads, HSG A
25,724 32 Woods/grass comb., Good, HSG A
23,810 74 >75% Grass cover, Good, HSG C
1,860 89 Gravel roads, HSG C

111,100 98 Paved parking
* 16,615 98 Roof

579,629 55 Weighted Average
451,914 Pervious Area
127,715 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.0 60 0.0150 0.09 Sheet Flow, Grass

Grass: Dense   n= 0.240   P2= 3.00"
2.2 280 0.0180 2.16 Shallow Concentrated Flow, Grass

Unpaved   Kv= 16.1 fps
0.1 10 0.0200 2.87 Shallow Concentrated Flow, Paved

Paved   Kv= 20.3 fps
0.7 100 0.0250 2.55 Shallow Concentrated Flow, Grass

Unpaved   Kv= 16.1 fps
1.5 410 0.0085 4.53 3.56 Circular Channel (pipe), Pipe

Diam= 12.0"  Area= 0.8 sf  Perim= 3.1'  r= 0.25'  n= 0.012
15.5 860 Total
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Subcatchment 1S: Existing Area to Wetland

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=579,629 sf
Runoff Volume=0.216 af

Runoff Depth=0.19"
Flow Length=860'

Tc=15.5 min
CN=55

0.81 cfs
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Time span=0.00-40.00 hrs, dt=0.05 hrs, 801 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=579,629 sf   22.03% Impervious   Runoff Depth=0.83"Subcatchment 1S: Existing Area to Wetland
   Flow Length=860'   Tc=15.5 min   CN=55   Runoff=7.27 cfs  0.926 af

Total Runoff Area = 13.306 ac   Runoff Volume = 0.926 af   Average Runoff Depth = 0.83"
77.97% Pervious = 10.375 ac     22.03% Impervious = 2.932 ac
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Summary for Subcatchment 1S: Existing Area to Wetland

Runoff = 7.27 cfs @ 12.27 hrs,  Volume= 0.926 af,  Depth= 0.83"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
378,378 39 >75% Grass cover, Good, HSG A
22,142 76 Gravel roads, HSG A
25,724 32 Woods/grass comb., Good, HSG A
23,810 74 >75% Grass cover, Good, HSG C
1,860 89 Gravel roads, HSG C

111,100 98 Paved parking
* 16,615 98 Roof

579,629 55 Weighted Average
451,914 Pervious Area
127,715 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.0 60 0.0150 0.09 Sheet Flow, Grass

Grass: Dense   n= 0.240   P2= 3.00"
2.2 280 0.0180 2.16 Shallow Concentrated Flow, Grass

Unpaved   Kv= 16.1 fps
0.1 10 0.0200 2.87 Shallow Concentrated Flow, Paved

Paved   Kv= 20.3 fps
0.7 100 0.0250 2.55 Shallow Concentrated Flow, Grass

Unpaved   Kv= 16.1 fps
1.5 410 0.0085 4.53 3.56 Circular Channel (pipe), Pipe

Diam= 12.0"  Area= 0.8 sf  Perim= 3.1'  r= 0.25'  n= 0.012
15.5 860 Total
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Subcatchment 1S: Existing Area to Wetland

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=579,629 sf
Runoff Volume=0.926 af

Runoff Depth=0.83"
Flow Length=860'

Tc=15.5 min
CN=55

7.27 cfs
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Time span=0.00-40.00 hrs, dt=0.05 hrs, 801 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=579,629 sf   22.03% Impervious   Runoff Depth=1.24"Subcatchment 1S: Existing Area to Wetland
   Flow Length=860'   Tc=15.5 min   CN=55   Runoff=12.10 cfs  1.374 af

Total Runoff Area = 13.306 ac   Runoff Volume = 1.374 af   Average Runoff Depth = 1.24"
77.97% Pervious = 10.375 ac     22.03% Impervious = 2.932 ac
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Summary for Subcatchment 1S: Existing Area to Wetland

Runoff = 12.10 cfs @ 12.25 hrs,  Volume= 1.374 af,  Depth= 1.24"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
378,378 39 >75% Grass cover, Good, HSG A
22,142 76 Gravel roads, HSG A
25,724 32 Woods/grass comb., Good, HSG A
23,810 74 >75% Grass cover, Good, HSG C
1,860 89 Gravel roads, HSG C

111,100 98 Paved parking
* 16,615 98 Roof

579,629 55 Weighted Average
451,914 Pervious Area
127,715 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
11.0 60 0.0150 0.09 Sheet Flow, Grass

Grass: Dense   n= 0.240   P2= 3.00"
2.2 280 0.0180 2.16 Shallow Concentrated Flow, Grass

Unpaved   Kv= 16.1 fps
0.1 10 0.0200 2.87 Shallow Concentrated Flow, Paved

Paved   Kv= 20.3 fps
0.7 100 0.0250 2.55 Shallow Concentrated Flow, Grass

Unpaved   Kv= 16.1 fps
1.5 410 0.0085 4.53 3.56 Circular Channel (pipe), Pipe

Diam= 12.0"  Area= 0.8 sf  Perim= 3.1'  r= 0.25'  n= 0.012
15.5 860 Total
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Subcatchment 1S: Existing Area to Wetland

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=579,629 sf
Runoff Volume=1.374 af

Runoff Depth=1.24"
Flow Length=860'

Tc=15.5 min
CN=55

12.10 cfs



 

 
 
 
 
 

Post-development Calculations 
 
 



201

Existing Site Area
 Uncaptured to Wetland

210

Area to Infiltration
 Trench

211

Area to Rain Garden 1

212

Area to Rain Garden 2

221

Roof Area to Drip Strip
 1

222

Roof Area to Drip Strip
 2

223

Roof Area to Drip Strip
 3

224

Roof Area to Drip Strip
 4

1R

12" Storm Drain

DS-2

Drip Strip

DS-3

Drip Strip
DS-4

Drip Strip

DS1

Drip Strip

IT-1

Infiltration Trench

RG-1

Rain Garden

RG-2

Rain Garden

DP#1

Design Point

Drainage Diagram for 605 Stevens Ave - Post-Development
Prepared by FST, Inc.,  Printed 6/24/2015
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Subcat Reach Pond Link
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Time span=0.00-40.00 hrs, dt=0.05 hrs, 801 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=537,572 sf   19.14% Impervious   Runoff Depth=0.15"Subcatchment 201: Existing Site Area
   Tc=15.5 min   CN=53   Runoff=0.42 cfs  0.153 af

Runoff Area=15,676 sf   71.60% Impervious   Runoff Depth=1.31"Subcatchment 210: Area to Infiltration Trench
   Tc=6.0 min   CN=81   Runoff=0.54 cfs  0.039 af

Runoff Area=7,303 sf   58.87% Impervious   Runoff Depth=0.91"Subcatchment 211: Area to Rain Garden 1
   Tc=6.0 min   CN=74   Runoff=0.16 cfs  0.013 af

Runoff Area=9,701 sf   57.38% Impervious   Runoff Depth=0.86"Subcatchment 212: Area to Rain Garden 2
   Tc=6.0 min   CN=73   Runoff=0.20 cfs  0.016 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=2.25"Subcatchment 221: Roof Area to Drip Strip 1
   Tc=6.0 min   CN=93   Runoff=0.55 cfs  0.041 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=2.25"Subcatchment 222: Roof Area to Drip Strip 2
   Tc=6.0 min   CN=93   Runoff=0.55 cfs  0.041 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=2.25"Subcatchment 223: Roof Area to Drip Strip 3
   Tc=6.0 min   CN=93   Runoff=0.55 cfs  0.041 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=2.25"Subcatchment 224: Roof Area to Drip Strip 4
   Tc=6.0 min   CN=93   Runoff=0.55 cfs  0.041 af

Avg. Depth=0.04'   Max Vel=1.20 fps   Inflow=0.02 cfs  0.000 afReach 1R: 12" Storm Drain
D=12.0"   n=0.012   L=440.0'   S=0.0107 '/'   Capacity=3.99 cfs   Outflow=0.01 cfs  0.000 af

Peak Elev=115.26'  Storage=167 cf   Inflow=0.55 cfs  0.041 afPond DS-2: Drip Strip
   Discarded=0.28 cfs  0.041 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.041 af

Peak Elev=115.26'  Storage=167 cf   Inflow=0.55 cfs  0.041 afPond DS-3: Drip Strip
   Discarded=0.28 cfs  0.041 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.041 af

Peak Elev=115.26'  Storage=167 cf   Inflow=0.55 cfs  0.041 afPond DS-4: Drip Strip
   Discarded=0.28 cfs  0.041 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.041 af

Peak Elev=115.26'  Storage=167 cf   Inflow=0.55 cfs  0.041 afPond DS1: Drip Strip
   Discarded=0.28 cfs  0.041 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.041 af

Peak Elev=112.57'  Storage=214 cf   Inflow=0.54 cfs  0.039 afPond IT-1: Infiltration Trench
   Discarded=0.22 cfs  0.039 af   Primary=0.02 cfs  0.000 af   Outflow=0.24 cfs  0.039 af

Peak Elev=114.84'  Storage=51 cf   Inflow=0.16 cfs  0.013 afPond RG-1: Rain Garden
   Discarded=0.08 cfs  0.013 af   Primary=0.00 cfs  0.000 af   Outflow=0.08 cfs  0.013 af

Peak Elev=114.56'  Storage=19 cf   Inflow=0.20 cfs  0.016 afPond RG-2: Rain Garden
   Discarded=0.17 cfs  0.016 af   Primary=0.00 cfs  0.000 af   Outflow=0.17 cfs  0.016 af
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   Inflow=0.43 cfs  0.154 afLink DP#1: Design Point
   Primary=0.43 cfs  0.154 af

Total Runoff Area = 13.973 ac   Runoff Volume = 0.387 af   Average Runoff Depth = 0.33"
74.63% Pervious = 10.428 ac     25.37% Impervious = 3.545 ac
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Summary for Subcatchment 201: Existing Site Area Uncaptured to Wetland

Runoff = 0.42 cfs @ 12.57 hrs,  Volume= 0.153 af,  Depth= 0.15"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
365,759 39 >75% Grass cover, Good, HSG A
17,506 76 Gravel roads, HSG A
25,724 32 Woods/grass comb., Good, HSG A
23,810 74 >75% Grass cover, Good, HSG C
1,860 89 Gravel roads, HSG C

* 92,620 98 Pavement
* 10,293 98 Roofs

537,572 53 Weighted Average
434,659 Pervious Area
102,913 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.5 Direct Entry,

Subcatchment 201: Existing Site Area Uncaptured to Wetland

Runoff
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=537,572 sf
Runoff Volume=0.153 af

Runoff Depth=0.15"
Tc=15.5 min

CN=53

0.42 cfs
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Summary for Subcatchment 210: Area to Infiltration Trench

Runoff = 0.54 cfs @ 12.10 hrs,  Volume= 0.039 af,  Depth= 1.31"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
11,224 98 Paved parking & roofs
4,452 39 >75% Grass cover, Good, HSG A

15,676 81 Weighted Average
4,452 Pervious Area

11,224 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 210: Area to Infiltration Trench

Runoff

Hydrograph

Time  (hours)
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Fl
ow

(c
fs

)

0.6

0.55

0.5

0.45

0.4

0.35

0.3

0.25

0.2

0.15

0.1

0.05

0

Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=15,676 sf
Runoff Volume=0.039 af

Runoff Depth=1.31"
Tc=6.0 min

CN=81

0.54 cfs
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Summary for Subcatchment 211: Area to Rain Garden 1

Runoff = 0.16 cfs @ 12.10 hrs,  Volume= 0.013 af,  Depth= 0.91"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
4,299 98 Paved parking & roofs
3,004 39 >75% Grass cover, Good, HSG A
7,303 74 Weighted Average
3,004 Pervious Area
4,299 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 211: Area to Rain Garden 1

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=7,303 sf
Runoff Volume=0.013 af

Runoff Depth=0.91"
Tc=6.0 min

CN=74

0.16 cfs
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Summary for Subcatchment 212: Area to Rain Garden 2

Runoff = 0.20 cfs @ 12.10 hrs,  Volume= 0.016 af,  Depth= 0.86"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
5,566 98 Paved parking & roofs
4,135 39 >75% Grass cover, Good, HSG A
9,701 73 Weighted Average
4,135 Pervious Area
5,566 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 212: Area to Rain Garden 2

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=9,701 sf
Runoff Volume=0.016 af

Runoff Depth=0.86"
Tc=6.0 min

CN=73

0.20 cfs
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Summary for Subcatchment 221: Roof Area to Drip Strip 1

Runoff = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af,  Depth= 2.25"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 221: Roof Area to Drip Strip 1

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=9,600 sf
Runoff Volume=0.041 af

Runoff Depth=2.25"
Tc=6.0 min

CN=93

0.55 cfs
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Summary for Subcatchment 222: Roof Area to Drip Strip 2

Runoff = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af,  Depth= 2.25"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 222: Roof Area to Drip Strip 2

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=9,600 sf
Runoff Volume=0.041 af

Runoff Depth=2.25"
Tc=6.0 min

CN=93

0.55 cfs
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Summary for Subcatchment 223: Roof Area to Drip Strip 3

Runoff = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af,  Depth= 2.25"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 223: Roof Area to Drip Strip 3

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=9,600 sf
Runoff Volume=0.041 af

Runoff Depth=2.25"
Tc=6.0 min

CN=93

0.55 cfs
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Summary for Subcatchment 224: Roof Area to Drip Strip 4

Runoff = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af,  Depth= 2.25"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 2-Year Storm  Rainfall=3.00"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 224: Roof Area to Drip Strip 4

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 2-Year Storm
Rainfall=3.00"

Runoff Area=9,600 sf
Runoff Volume=0.041 af

Runoff Depth=2.25"
Tc=6.0 min

CN=93

0.55 cfs
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Summary for Reach 1R: 12" Storm Drain

Inflow Area = 1.632 ac, 72.44% Impervious,  Inflow Depth = 0.00"    for  2-Year Storm event
Inflow = 0.02 cfs @ 12.33 hrs,  Volume= 0.000 af
Outflow = 0.01 cfs @ 12.50 hrs,  Volume= 0.000 af,  Atten= 28%,  Lag= 10.3 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Max. Velocity= 1.20 fps,  Min. Travel Time= 6.1 min
Avg. Velocity = 0.62 fps,  Avg. Travel Time= 11.8 min

Peak Storage= 5 cf @ 12.40 hrs,  Average Depth at Peak Storage= 0.04'
Bank-Full Depth= 1.00',  Capacity at Bank-Full= 3.99 cfs

12.0" Diameter Pipe,  n= 0.012
Length= 440.0'   Slope= 0.0107 '/'
Inlet Invert= 111.20',  Outlet Invert= 106.50'

Reach 1R: 12" Storm Drain

Inflow
Outflow

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Inflow Area=1.632 ac
Avg. Depth=0.04'
Max Vel=1.20 fps

D=12.0"
n=0.012

L=440.0'
S=0.0107 '/'

Capacity=3.99 cfs

0.02 cfs

0.01 cfs
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Summary for Pond DS-2: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 2.25"    for  2-Year Storm event
Inflow = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af
Outflow = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af,  Atten= 50%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.26' @ 12.24 hrs   Surf.Area= 1,600 sf   Storage= 167 cf

Plug-Flow detention time= 3.6 min calculated for 0.041 af (100% of inflow)
Center-of-Mass det. time= 3.6 min ( 798.5 - 794.9 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 12.00 hrs  HW=115.05'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS-2: Drip Strip

Inflow
Outflow
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Primary

Hydrograph

Time  (hours)
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Inflow Area=0.220 ac
Peak Elev=115.26'

Storage=167 cf

0.55 cfs

0.28 cfs
0.28 cfs

0.00 cfs
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Summary for Pond DS-3: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 2.25"    for  2-Year Storm event
Inflow = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af
Outflow = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af,  Atten= 50%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.26' @ 12.24 hrs   Surf.Area= 1,600 sf   Storage= 167 cf

Plug-Flow detention time= 3.6 min calculated for 0.041 af (100% of inflow)
Center-of-Mass det. time= 3.6 min ( 798.5 - 794.9 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 12.00 hrs  HW=115.05'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS-3: Drip Strip
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Inflow Area=0.220 ac
Peak Elev=115.26'

Storage=167 cf
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Summary for Pond DS-4: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 2.25"    for  2-Year Storm event
Inflow = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af
Outflow = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af,  Atten= 50%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.26' @ 12.24 hrs   Surf.Area= 1,600 sf   Storage= 167 cf

Plug-Flow detention time= 3.6 min calculated for 0.041 af (100% of inflow)
Center-of-Mass det. time= 3.6 min ( 798.5 - 794.9 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 12.00 hrs  HW=115.05'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS-4: Drip Strip
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Summary for Pond DS1: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 2.25"    for  2-Year Storm event
Inflow = 0.55 cfs @ 12.09 hrs,  Volume= 0.041 af
Outflow = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af,  Atten= 50%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 12.00 hrs,  Volume= 0.041 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.26' @ 12.24 hrs   Surf.Area= 1,600 sf   Storage= 167 cf

Plug-Flow detention time= 3.6 min calculated for 0.041 af (100% of inflow)
Center-of-Mass det. time= 3.6 min ( 798.5 - 794.9 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 12.00 hrs  HW=115.05'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS1: Drip Strip
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Summary for Pond IT-1: Infiltration Trench

Inflow Area = 0.360 ac, 71.60% Impervious,  Inflow Depth = 1.31"    for  2-Year Storm event
Inflow = 0.54 cfs @ 12.10 hrs,  Volume= 0.039 af
Outflow = 0.24 cfs @ 12.33 hrs,  Volume= 0.039 af,  Atten= 56%,  Lag= 14.2 min
Discarded = 0.22 cfs @ 12.00 hrs,  Volume= 0.039 af
Primary = 0.02 cfs @ 12.33 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 112.57' @ 12.33 hrs   Surf.Area= 1,250 sf   Storage= 214 cf

Plug-Flow detention time= 5.2 min calculated for 0.039 af (100% of inflow)
Center-of-Mass det. time= 5.2 min ( 848.0 - 842.8 )

Volume Invert Avail.Storage Storage Description
#1 112.00' 2,250 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

112.00 1,250 0.0 0 0
113.00 1,250 30.0 375 375
114.00 1,250 30.0 375 750
115.00 1,250 40.0 500 1,250
116.00 1,250 40.0 500 1,750
117.00 1,250 40.0 500 2,250

Device Routing Invert Outlet Devices
#1 Discarded 112.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 112.50' 8.0" Vert. Orifice/Grate C= 0.600

Discarded OutFlow  Max=0.22 cfs @ 12.00 hrs  HW=112.07'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.22 cfs)

Primary OutFlow  Max=0.02 cfs @ 12.33 hrs  HW=112.57'   (Free Discharge)
2=Orifice/Grate  (Orifice Controls 0.02 cfs @ 0.90 fps)
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Pond IT-1: Infiltration Trench
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Inflow Area=0.360 ac
Peak Elev=112.57'
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Summary for Pond RG-1: Rain Garden

Inflow Area = 0.168 ac, 58.87% Impervious,  Inflow Depth = 0.91"    for  2-Year Storm event
Inflow = 0.16 cfs @ 12.10 hrs,  Volume= 0.013 af
Outflow = 0.08 cfs @ 12.05 hrs,  Volume= 0.013 af,  Atten= 51%,  Lag= 0.0 min
Discarded = 0.08 cfs @ 12.05 hrs,  Volume= 0.013 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 114.84' @ 12.33 hrs   Surf.Area= 460 sf   Storage= 51 cf

Plug-Flow detention time= 3.4 min calculated for 0.013 af (100% of inflow)
Center-of-Mass det. time= 3.4 min ( 869.7 - 866.3 )

Volume Invert Avail.Storage Storage Description
#1 114.50' 1,185 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

114.50 460 33.0 0 0
115.00 460 33.0 76 76
115.50 460 33.0 76 152
116.00 460 33.0 76 228
116.50 460 100.0 230 458
117.00 460 100.0 230 688
117.50 505 100.0 241 929
118.00 520 100.0 256 1,185

Device Routing Invert Outlet Devices
#1 Discarded 114.50' 7.500 in/hr Exfiltration over Surface area
#2 Device 3 115.00' 4.0" Vert. Orifice/Grate C= 0.600
#3 Primary 114.50' 8.0"  x 150.0' long Culvert Ke= 0.500

Outlet Invert= 111.00'   S= 0.0233 '/'   Cc= 0.900   n= 0.012
#4 Device 3 117.50' 10.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.08 cfs @ 12.05 hrs  HW=114.57'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.08 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=114.50'   (Free Discharge)
3=Culvert  ( Controls 0.00 cfs)

2=Orifice/Grate  ( Controls 0.00 cfs)
4=Orifice/Grate  ( Controls 0.00 cfs)
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Pond RG-1: Rain Garden
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Summary for Pond RG-2: Rain Garden

Inflow Area = 0.223 ac, 57.38% Impervious,  Inflow Depth = 0.86"    for  2-Year Storm event
Inflow = 0.20 cfs @ 12.10 hrs,  Volume= 0.016 af
Outflow = 0.17 cfs @ 12.10 hrs,  Volume= 0.016 af,  Atten= 18%,  Lag= 0.0 min
Discarded = 0.17 cfs @ 12.10 hrs,  Volume= 0.016 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 114.56' @ 12.16 hrs   Surf.Area= 960 sf   Storage= 19 cf

Plug-Flow detention time= 1.2 min calculated for 0.016 af (100% of inflow)
Center-of-Mass det. time= 1.2 min ( 870.9 - 869.8 )

Volume Invert Avail.Storage Storage Description
#1 114.50' 2,174 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

114.50 960 33.0 0 0
115.00 960 33.0 158 158
115.50 960 33.0 158 317
116.00 960 33.0 158 475
116.50 960 33.0 158 634
117.00 960 100.0 480 1,114
117.50 1,040 100.0 500 1,614
118.00 1,200 100.0 560 2,174

Device Routing Invert Outlet Devices
#1 Discarded 114.50' 7.500 in/hr Exfiltration over Surface area
#2 Device 3 115.00' 4.0" Vert. Orifice/Grate C= 0.600
#3 Primary 114.50' 8.0"  x 150.0' long Culvert Ke= 0.500

Outlet Invert= 111.00'   S= 0.0233 '/'   Cc= 0.900   n= 0.012
#4 Device 3 117.50' 10.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.17 cfs @ 12.10 hrs  HW=114.55'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.17 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=114.50'   (Free Discharge)
3=Culvert  ( Controls 0.00 cfs)

2=Orifice/Grate  ( Controls 0.00 cfs)
4=Orifice/Grate  ( Controls 0.00 cfs)
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Pond RG-2: Rain Garden
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Summary for Link DP#1: Design Point

Inflow Area = 13.973 ac, 25.37% Impervious,  Inflow Depth = 0.13"    for  2-Year Storm event
Inflow = 0.43 cfs @ 12.57 hrs,  Volume= 0.154 af
Primary = 0.43 cfs @ 12.57 hrs,  Volume= 0.154 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs

Link DP#1: Design Point

Inflow
Primary
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Time span=0.00-40.00 hrs, dt=0.05 hrs, 801 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=537,572 sf   19.14% Impervious   Runoff Depth=0.73"Subcatchment 201: Existing Site Area
   Tc=15.5 min   CN=53   Runoff=5.35 cfs  0.747 af

Runoff Area=15,676 sf   71.60% Impervious   Runoff Depth=2.72"Subcatchment 210: Area to Infiltration Trench
   Tc=6.0 min   CN=81   Runoff=1.12 cfs  0.082 af

Runoff Area=7,303 sf   58.87% Impervious   Runoff Depth=2.13"Subcatchment 211: Area to Rain Garden 1
   Tc=6.0 min   CN=74   Runoff=0.41 cfs  0.030 af

Runoff Area=9,701 sf   57.38% Impervious   Runoff Depth=2.05"Subcatchment 212: Area to Rain Garden 2
   Tc=6.0 min   CN=73   Runoff=0.52 cfs  0.038 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=3.90"Subcatchment 221: Roof Area to Drip Strip 1
   Tc=6.0 min   CN=93   Runoff=0.93 cfs  0.072 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=3.90"Subcatchment 222: Roof Area to Drip Strip 2
   Tc=6.0 min   CN=93   Runoff=0.93 cfs  0.072 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=3.90"Subcatchment 223: Roof Area to Drip Strip 3
   Tc=6.0 min   CN=93   Runoff=0.93 cfs  0.072 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=3.90"Subcatchment 224: Roof Area to Drip Strip 4
   Tc=6.0 min   CN=93   Runoff=0.93 cfs  0.072 af

Avg. Depth=0.33'   Max Vel=4.14 fps   Inflow=0.96 cfs  0.024 afReach 1R: 12" Storm Drain
D=12.0"   n=0.012   L=440.0'   S=0.0107 '/'   Capacity=3.99 cfs   Outflow=0.90 cfs  0.024 af

Peak Elev=115.86'  Storage=548 cf   Inflow=0.93 cfs  0.072 afPond DS-2: Drip Strip
   Discarded=0.28 cfs  0.072 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.072 af

Peak Elev=115.86'  Storage=548 cf   Inflow=0.93 cfs  0.072 afPond DS-3: Drip Strip
   Discarded=0.28 cfs  0.072 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.072 af

Peak Elev=115.86'  Storage=548 cf   Inflow=0.93 cfs  0.072 afPond DS-4: Drip Strip
   Discarded=0.28 cfs  0.072 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.072 af

Peak Elev=115.86'  Storage=548 cf   Inflow=0.93 cfs  0.072 afPond DS1: Drip Strip
   Discarded=0.28 cfs  0.072 af   Primary=0.00 cfs  0.000 af   Outflow=0.28 cfs  0.072 af

Peak Elev=113.02'  Storage=384 cf   Inflow=1.12 cfs  0.082 afPond IT-1: Infiltration Trench
   Discarded=0.22 cfs  0.065 af   Primary=0.72 cfs  0.016 af   Outflow=0.94 cfs  0.082 af

Peak Elev=115.45'  Storage=144 cf   Inflow=0.41 cfs  0.030 afPond RG-1: Rain Garden
   Discarded=0.08 cfs  0.024 af   Primary=0.23 cfs  0.006 af   Outflow=0.30 cfs  0.030 af

Peak Elev=115.21'  Storage=223 cf   Inflow=0.52 cfs  0.038 afPond RG-2: Rain Garden
   Discarded=0.17 cfs  0.036 af   Primary=0.09 cfs  0.002 af   Outflow=0.25 cfs  0.038 af
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   Inflow=6.21 cfs  0.771 afLink DP#1: Design Point
   Primary=6.21 cfs  0.771 af

Total Runoff Area = 13.973 ac   Runoff Volume = 1.183 af   Average Runoff Depth = 1.02"
74.63% Pervious = 10.428 ac     25.37% Impervious = 3.545 ac



Type III 24-hr 10-Year Storm  Rainfall=4.70"605 Stevens Ave - Post-Development
  Printed  6/24/2015Prepared by FST, Inc.

Page 30HydroCAD® 8.50  s/n 000734  © 2007 HydroCAD Software Solutions LLC

Summary for Subcatchment 201: Existing Site Area Uncaptured to Wetland

Runoff = 5.35 cfs @ 12.29 hrs,  Volume= 0.747 af,  Depth= 0.73"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
365,759 39 >75% Grass cover, Good, HSG A
17,506 76 Gravel roads, HSG A
25,724 32 Woods/grass comb., Good, HSG A
23,810 74 >75% Grass cover, Good, HSG C
1,860 89 Gravel roads, HSG C

* 92,620 98 Pavement
* 10,293 98 Roofs

537,572 53 Weighted Average
434,659 Pervious Area
102,913 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.5 Direct Entry,

Subcatchment 201: Existing Site Area Uncaptured to Wetland
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=537,572 sf
Runoff Volume=0.747 af

Runoff Depth=0.73"
Tc=15.5 min

CN=53

5.35 cfs
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Summary for Subcatchment 210: Area to Infiltration Trench

Runoff = 1.12 cfs @ 12.09 hrs,  Volume= 0.082 af,  Depth= 2.72"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
11,224 98 Paved parking & roofs
4,452 39 >75% Grass cover, Good, HSG A

15,676 81 Weighted Average
4,452 Pervious Area

11,224 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 210: Area to Infiltration Trench

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=15,676 sf
Runoff Volume=0.082 af

Runoff Depth=2.72"
Tc=6.0 min

CN=81

1.12 cfs
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Summary for Subcatchment 211: Area to Rain Garden 1

Runoff = 0.41 cfs @ 12.10 hrs,  Volume= 0.030 af,  Depth= 2.13"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
4,299 98 Paved parking & roofs
3,004 39 >75% Grass cover, Good, HSG A
7,303 74 Weighted Average
3,004 Pervious Area
4,299 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 211: Area to Rain Garden 1
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=7,303 sf
Runoff Volume=0.030 af

Runoff Depth=2.13"
Tc=6.0 min

CN=74

0.41 cfs
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Summary for Subcatchment 212: Area to Rain Garden 2

Runoff = 0.52 cfs @ 12.10 hrs,  Volume= 0.038 af,  Depth= 2.05"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
5,566 98 Paved parking & roofs
4,135 39 >75% Grass cover, Good, HSG A
9,701 73 Weighted Average
4,135 Pervious Area
5,566 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 212: Area to Rain Garden 2

Runoff
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=9,701 sf
Runoff Volume=0.038 af

Runoff Depth=2.05"
Tc=6.0 min

CN=73

0.52 cfs
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Summary for Subcatchment 221: Roof Area to Drip Strip 1

Runoff = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af,  Depth= 3.90"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 221: Roof Area to Drip Strip 1

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=9,600 sf
Runoff Volume=0.072 af

Runoff Depth=3.90"
Tc=6.0 min

CN=93

0.93 cfs
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Summary for Subcatchment 222: Roof Area to Drip Strip 2

Runoff = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af,  Depth= 3.90"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 222: Roof Area to Drip Strip 2

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=9,600 sf
Runoff Volume=0.072 af

Runoff Depth=3.90"
Tc=6.0 min

CN=93

0.93 cfs
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Summary for Subcatchment 223: Roof Area to Drip Strip 3

Runoff = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af,  Depth= 3.90"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 223: Roof Area to Drip Strip 3

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 10-Year Storm
Rainfall=4.70"

Runoff Area=9,600 sf
Runoff Volume=0.072 af

Runoff Depth=3.90"
Tc=6.0 min

CN=93

0.93 cfs
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Summary for Subcatchment 224: Roof Area to Drip Strip 4

Runoff = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af,  Depth= 3.90"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 10-Year Storm  Rainfall=4.70"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 224: Roof Area to Drip Strip 4

Runoff

Hydrograph

Time  (hours)
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Runoff Area=9,600 sf
Runoff Volume=0.072 af

Runoff Depth=3.90"
Tc=6.0 min

CN=93
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Summary for Reach 1R: 12" Storm Drain

Inflow Area = 1.632 ac, 72.44% Impervious,  Inflow Depth = 0.18"    for  10-Year Storm event
Inflow = 0.96 cfs @ 12.17 hrs,  Volume= 0.024 af
Outflow = 0.90 cfs @ 12.23 hrs,  Volume= 0.024 af,  Atten= 6%,  Lag= 3.6 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Max. Velocity= 4.14 fps,  Min. Travel Time= 1.8 min
Avg. Velocity = 1.52 fps,  Avg. Travel Time= 4.8 min

Peak Storage= 99 cf @ 12.20 hrs,  Average Depth at Peak Storage= 0.33'
Bank-Full Depth= 1.00',  Capacity at Bank-Full= 3.99 cfs

12.0" Diameter Pipe,  n= 0.012
Length= 440.0'   Slope= 0.0107 '/'
Inlet Invert= 111.20',  Outlet Invert= 106.50'

Reach 1R: 12" Storm Drain

Inflow
Outflow

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Summary for Pond DS-2: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 3.90"    for  10-Year Storm event
Inflow = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af
Outflow = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af,  Atten= 70%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.86' @ 12.41 hrs   Surf.Area= 1,600 sf   Storage= 548 cf

Plug-Flow detention time= 10.0 min calculated for 0.072 af (100% of inflow)
Center-of-Mass det. time= 10.0 min ( 790.2 - 780.2 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.85 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS-2: Drip Strip
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Summary for Pond DS-3: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 3.90"    for  10-Year Storm event
Inflow = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af
Outflow = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af,  Atten= 70%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.86' @ 12.41 hrs   Surf.Area= 1,600 sf   Storage= 548 cf

Plug-Flow detention time= 10.0 min calculated for 0.072 af (100% of inflow)
Center-of-Mass det. time= 10.0 min ( 790.2 - 780.2 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.85 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS-3: Drip Strip
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Summary for Pond DS-4: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 3.90"    for  10-Year Storm event
Inflow = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af
Outflow = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af,  Atten= 70%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.86' @ 12.41 hrs   Surf.Area= 1,600 sf   Storage= 548 cf

Plug-Flow detention time= 10.0 min calculated for 0.072 af (100% of inflow)
Center-of-Mass det. time= 10.0 min ( 790.2 - 780.2 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.85 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS-4: Drip Strip
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Summary for Pond DS1: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 3.90"    for  10-Year Storm event
Inflow = 0.93 cfs @ 12.09 hrs,  Volume= 0.072 af
Outflow = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af,  Atten= 70%,  Lag= 0.0 min
Discarded = 0.28 cfs @ 11.85 hrs,  Volume= 0.072 af
Primary = 0.00 cfs @ 0.00 hrs,  Volume= 0.000 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.86' @ 12.41 hrs   Surf.Area= 1,600 sf   Storage= 548 cf

Plug-Flow detention time= 10.0 min calculated for 0.072 af (100% of inflow)
Center-of-Mass det. time= 10.0 min ( 790.2 - 780.2 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.85 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.00 cfs @ 0.00 hrs  HW=115.00'   (Free Discharge)
2=Orifice/Grate  ( Controls 0.00 cfs)
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Pond DS1: Drip Strip
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Summary for Pond IT-1: Infiltration Trench

Inflow Area = 0.360 ac, 71.60% Impervious,  Inflow Depth = 2.72"    for  10-Year Storm event
Inflow = 1.12 cfs @ 12.09 hrs,  Volume= 0.082 af
Outflow = 0.94 cfs @ 12.16 hrs,  Volume= 0.082 af,  Atten= 16%,  Lag= 3.8 min
Discarded = 0.22 cfs @ 11.80 hrs,  Volume= 0.065 af
Primary = 0.72 cfs @ 12.16 hrs,  Volume= 0.016 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 113.02' @ 12.16 hrs   Surf.Area= 1,250 sf   Storage= 384 cf

Plug-Flow detention time= 5.4 min calculated for 0.082 af (100% of inflow)
Center-of-Mass det. time= 5.4 min ( 827.1 - 821.7 )

Volume Invert Avail.Storage Storage Description
#1 112.00' 2,250 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

112.00 1,250 0.0 0 0
113.00 1,250 30.0 375 375
114.00 1,250 30.0 375 750
115.00 1,250 40.0 500 1,250
116.00 1,250 40.0 500 1,750
117.00 1,250 40.0 500 2,250

Device Routing Invert Outlet Devices
#1 Discarded 112.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 112.50' 8.0" Vert. Orifice/Grate C= 0.600

Discarded OutFlow  Max=0.22 cfs @ 11.80 hrs  HW=112.07'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.22 cfs)

Primary OutFlow  Max=0.71 cfs @ 12.16 hrs  HW=113.02'   (Free Discharge)
2=Orifice/Grate  (Orifice Controls 0.71 cfs @ 2.45 fps)
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Pond IT-1: Infiltration Trench
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Summary for Pond RG-1: Rain Garden

Inflow Area = 0.168 ac, 58.87% Impervious,  Inflow Depth = 2.13"    for  10-Year Storm event
Inflow = 0.41 cfs @ 12.10 hrs,  Volume= 0.030 af
Outflow = 0.30 cfs @ 12.17 hrs,  Volume= 0.030 af,  Atten= 25%,  Lag= 4.7 min
Discarded = 0.08 cfs @ 11.80 hrs,  Volume= 0.024 af
Primary = 0.23 cfs @ 12.17 hrs,  Volume= 0.006 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.45' @ 12.17 hrs   Surf.Area= 460 sf   Storage= 144 cf

Plug-Flow detention time= 5.5 min calculated for 0.030 af (100% of inflow)
Center-of-Mass det. time= 5.5 min ( 846.0 - 840.5 )

Volume Invert Avail.Storage Storage Description
#1 114.50' 1,185 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

114.50 460 33.0 0 0
115.00 460 33.0 76 76
115.50 460 33.0 76 152
116.00 460 33.0 76 228
116.50 460 100.0 230 458
117.00 460 100.0 230 688
117.50 505 100.0 241 929
118.00 520 100.0 256 1,185

Device Routing Invert Outlet Devices
#1 Discarded 114.50' 7.500 in/hr Exfiltration over Surface area
#2 Device 3 115.00' 4.0" Vert. Orifice/Grate C= 0.600
#3 Primary 114.50' 8.0"  x 150.0' long Culvert Ke= 0.500

Outlet Invert= 111.00'   S= 0.0233 '/'   Cc= 0.900   n= 0.012
#4 Device 3 117.50' 10.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.08 cfs @ 11.80 hrs  HW=114.54'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.08 cfs)

Primary OutFlow  Max=0.22 cfs @ 12.17 hrs  HW=115.44'   (Free Discharge)
3=Culvert  (Passes 0.22 cfs of 1.31 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.22 cfs @ 2.50 fps)
4=Orifice/Grate  ( Controls 0.00 cfs)
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Pond RG-1: Rain Garden
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Summary for Pond RG-2: Rain Garden

Inflow Area = 0.223 ac, 57.38% Impervious,  Inflow Depth = 2.05"    for  10-Year Storm event
Inflow = 0.52 cfs @ 12.10 hrs,  Volume= 0.038 af
Outflow = 0.25 cfs @ 12.29 hrs,  Volume= 0.038 af,  Atten= 51%,  Lag= 11.8 min
Discarded = 0.17 cfs @ 11.95 hrs,  Volume= 0.036 af
Primary = 0.09 cfs @ 12.29 hrs,  Volume= 0.002 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.21' @ 12.29 hrs   Surf.Area= 960 sf   Storage= 223 cf

Plug-Flow detention time= 6.0 min calculated for 0.038 af (100% of inflow)
Center-of-Mass det. time= 6.0 min ( 849.2 - 843.1 )

Volume Invert Avail.Storage Storage Description
#1 114.50' 2,174 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

114.50 960 33.0 0 0
115.00 960 33.0 158 158
115.50 960 33.0 158 317
116.00 960 33.0 158 475
116.50 960 33.0 158 634
117.00 960 100.0 480 1,114
117.50 1,040 100.0 500 1,614
118.00 1,200 100.0 560 2,174

Device Routing Invert Outlet Devices
#1 Discarded 114.50' 7.500 in/hr Exfiltration over Surface area
#2 Device 3 115.00' 4.0" Vert. Orifice/Grate C= 0.600
#3 Primary 114.50' 8.0"  x 150.0' long Culvert Ke= 0.500

Outlet Invert= 111.00'   S= 0.0233 '/'   Cc= 0.900   n= 0.012
#4 Device 3 117.50' 10.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.17 cfs @ 11.95 hrs  HW=114.54'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.17 cfs)

Primary OutFlow  Max=0.09 cfs @ 12.29 hrs  HW=115.20'   (Free Discharge)
3=Culvert  (Passes 0.09 cfs of 1.02 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.09 cfs @ 1.54 fps)
4=Orifice/Grate  ( Controls 0.00 cfs)
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Pond RG-2: Rain Garden
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Summary for Link DP#1: Design Point

Inflow Area = 13.973 ac, 25.37% Impervious,  Inflow Depth = 0.66"    for  10-Year Storm event
Inflow = 6.21 cfs @ 12.27 hrs,  Volume= 0.771 af
Primary = 6.21 cfs @ 12.27 hrs,  Volume= 0.771 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs

Link DP#1: Design Point
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Time span=0.00-40.00 hrs, dt=0.05 hrs, 801 points
Runoff by SCS TR-20 method, UH=SCS

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=537,572 sf   19.14% Impervious   Runoff Depth=1.10"Subcatchment 201: Existing Site Area
   Tc=15.5 min   CN=53   Runoff=9.49 cfs  1.134 af

Runoff Area=15,676 sf   71.60% Impervious   Runoff Depth=3.43"Subcatchment 210: Area to Infiltration Trench
   Tc=6.0 min   CN=81   Runoff=1.41 cfs  0.103 af

Runoff Area=7,303 sf   58.87% Impervious   Runoff Depth=2.77"Subcatchment 211: Area to Rain Garden 1
   Tc=6.0 min   CN=74   Runoff=0.53 cfs  0.039 af

Runoff Area=9,701 sf   57.38% Impervious   Runoff Depth=2.68"Subcatchment 212: Area to Rain Garden 2
   Tc=6.0 min   CN=73   Runoff=0.68 cfs  0.050 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=4.69"Subcatchment 221: Roof Area to Drip Strip 1
   Tc=6.0 min   CN=93   Runoff=1.11 cfs  0.086 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=4.69"Subcatchment 222: Roof Area to Drip Strip 2
   Tc=6.0 min   CN=93   Runoff=1.11 cfs  0.086 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=4.69"Subcatchment 223: Roof Area to Drip Strip 3
   Tc=6.0 min   CN=93   Runoff=1.11 cfs  0.086 af

Runoff Area=9,600 sf   79.17% Impervious   Runoff Depth=4.69"Subcatchment 224: Roof Area to Drip Strip 4
   Tc=6.0 min   CN=93   Runoff=1.11 cfs  0.086 af

Avg. Depth=0.44'   Max Vel=4.82 fps   Inflow=1.65 cfs  0.053 afReach 1R: 12" Storm Drain
D=12.0"   n=0.012   L=440.0'   S=0.0107 '/'   Capacity=3.99 cfs   Outflow=1.59 cfs  0.053 af

Peak Elev=116.10'  Storage=689 cf   Inflow=1.11 cfs  0.086 afPond DS-2: Drip Strip
   Discarded=0.28 cfs  0.083 af   Primary=0.17 cfs  0.003 af   Outflow=0.45 cfs  0.086 af

Peak Elev=116.10'  Storage=689 cf   Inflow=1.11 cfs  0.086 afPond DS-3: Drip Strip
   Discarded=0.28 cfs  0.083 af   Primary=0.17 cfs  0.003 af   Outflow=0.45 cfs  0.086 af

Peak Elev=116.10'  Storage=689 cf   Inflow=1.11 cfs  0.086 afPond DS-4: Drip Strip
   Discarded=0.28 cfs  0.083 af   Primary=0.17 cfs  0.003 af   Outflow=0.45 cfs  0.086 af

Peak Elev=116.10'  Storage=689 cf   Inflow=1.11 cfs  0.086 afPond DS1: Drip Strip
   Discarded=0.28 cfs  0.083 af   Primary=0.17 cfs  0.003 af   Outflow=0.45 cfs  0.086 af

Peak Elev=113.18'  Storage=442 cf   Inflow=1.41 cfs  0.103 afPond IT-1: Infiltration Trench
   Discarded=0.22 cfs  0.077 af   Primary=0.99 cfs  0.026 af   Outflow=1.21 cfs  0.103 af

Peak Elev=115.73'  Storage=187 cf   Inflow=0.53 cfs  0.039 afPond RG-1: Rain Garden
   Discarded=0.08 cfs  0.029 af   Primary=0.32 cfs  0.010 af   Outflow=0.40 cfs  0.039 af

Peak Elev=115.43'  Storage=294 cf   Inflow=0.68 cfs  0.050 afPond RG-2: Rain Garden
   Discarded=0.17 cfs  0.043 af   Primary=0.21 cfs  0.006 af   Outflow=0.38 cfs  0.050 af
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   Inflow=10.98 cfs  1.187 afLink DP#1: Design Point
   Primary=10.98 cfs  1.187 af

Total Runoff Area = 13.973 ac   Runoff Volume = 1.670 af   Average Runoff Depth = 1.43"
74.63% Pervious = 10.428 ac     25.37% Impervious = 3.545 ac
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Summary for Subcatchment 201: Existing Site Area Uncaptured to Wetland

Runoff = 9.49 cfs @ 12.26 hrs,  Volume= 1.134 af,  Depth= 1.10"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
365,759 39 >75% Grass cover, Good, HSG A
17,506 76 Gravel roads, HSG A
25,724 32 Woods/grass comb., Good, HSG A
23,810 74 >75% Grass cover, Good, HSG C
1,860 89 Gravel roads, HSG C

* 92,620 98 Pavement
* 10,293 98 Roofs

537,572 53 Weighted Average
434,659 Pervious Area
102,913 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
15.5 Direct Entry,

Subcatchment 201: Existing Site Area Uncaptured to Wetland

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=537,572 sf
Runoff Volume=1.134 af

Runoff Depth=1.10"
Tc=15.5 min

CN=53

9.49 cfs
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Summary for Subcatchment 210: Area to Infiltration Trench

Runoff = 1.41 cfs @ 12.09 hrs,  Volume= 0.103 af,  Depth= 3.43"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
11,224 98 Paved parking & roofs
4,452 39 >75% Grass cover, Good, HSG A

15,676 81 Weighted Average
4,452 Pervious Area

11,224 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 210: Area to Infiltration Trench

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=15,676 sf
Runoff Volume=0.103 af

Runoff Depth=3.43"
Tc=6.0 min

CN=81

1.41 cfs
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Summary for Subcatchment 211: Area to Rain Garden 1

Runoff = 0.53 cfs @ 12.09 hrs,  Volume= 0.039 af,  Depth= 2.77"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
4,299 98 Paved parking & roofs
3,004 39 >75% Grass cover, Good, HSG A
7,303 74 Weighted Average
3,004 Pervious Area
4,299 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 211: Area to Rain Garden 1

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=7,303 sf
Runoff Volume=0.039 af

Runoff Depth=2.77"
Tc=6.0 min

CN=74

0.53 cfs
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Summary for Subcatchment 212: Area to Rain Garden 2

Runoff = 0.68 cfs @ 12.09 hrs,  Volume= 0.050 af,  Depth= 2.68"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
5,566 98 Paved parking & roofs
4,135 39 >75% Grass cover, Good, HSG A
9,701 73 Weighted Average
4,135 Pervious Area
5,566 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 212: Area to Rain Garden 2

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=9,701 sf
Runoff Volume=0.050 af

Runoff Depth=2.68"
Tc=6.0 min

CN=73

0.68 cfs
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Summary for Subcatchment 221: Roof Area to Drip Strip 1

Runoff = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af,  Depth= 4.69"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 221: Roof Area to Drip Strip 1

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210

Fl
ow

(c
fs

)

1

0

Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=9,600 sf
Runoff Volume=0.086 af

Runoff Depth=4.69"
Tc=6.0 min

CN=93

1.11 cfs
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Summary for Subcatchment 222: Roof Area to Drip Strip 2

Runoff = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af,  Depth= 4.69"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 222: Roof Area to Drip Strip 2

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=9,600 sf
Runoff Volume=0.086 af

Runoff Depth=4.69"
Tc=6.0 min

CN=93

1.11 cfs
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Summary for Subcatchment 223: Roof Area to Drip Strip 3

Runoff = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af,  Depth= 4.69"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 223: Roof Area to Drip Strip 3

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=9,600 sf
Runoff Volume=0.086 af

Runoff Depth=4.69"
Tc=6.0 min

CN=93

1.11 cfs
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Summary for Subcatchment 224: Roof Area to Drip Strip 4

Runoff = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af,  Depth= 4.69"

Runoff by SCS TR-20 method, UH=SCS, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Type III 24-hr 25-Year Storm  Rainfall=5.50"

Area (sf) CN Description
* 7,600 98 Roofs
* 2,000 76 Drip stone, HSG A

9,600 93 Weighted Average
2,000 Pervious Area
7,600 Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Minimum Tc

Subcatchment 224: Roof Area to Drip Strip 4

Runoff

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Type III 24-hr 25-Year Storm
Rainfall=5.50"

Runoff Area=9,600 sf
Runoff Volume=0.086 af

Runoff Depth=4.69"
Tc=6.0 min

CN=93

1.11 cfs
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Summary for Reach 1R: 12" Storm Drain

Inflow Area = 1.632 ac, 72.44% Impervious,  Inflow Depth = 0.39"    for  25-Year Storm event
Inflow = 1.65 cfs @ 12.28 hrs,  Volume= 0.053 af
Outflow = 1.59 cfs @ 12.33 hrs,  Volume= 0.053 af,  Atten= 3%,  Lag= 2.7 min

Routing by Stor-Ind+Trans method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Max. Velocity= 4.82 fps,  Min. Travel Time= 1.5 min
Avg. Velocity = 1.79 fps,  Avg. Travel Time= 4.1 min

Peak Storage= 149 cf @ 12.30 hrs,  Average Depth at Peak Storage= 0.44'
Bank-Full Depth= 1.00',  Capacity at Bank-Full= 3.99 cfs

12.0" Diameter Pipe,  n= 0.012
Length= 440.0'   Slope= 0.0107 '/'
Inlet Invert= 111.20',  Outlet Invert= 106.50'

Reach 1R: 12" Storm Drain

Inflow
Outflow

Hydrograph

Time  (hours)
403938373635343332313029282726252423222120191817161514131211109876543210
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Inflow Area=1.632 ac
Avg. Depth=0.44'
Max Vel=4.82 fps

D=12.0"
n=0.012

L=440.0'
S=0.0107 '/'

Capacity=3.99 cfs

1.65 cfs

1.59 cfs
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Summary for Pond DS-2: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 4.69"    for  25-Year Storm event
Inflow = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af
Outflow = 0.45 cfs @ 12.32 hrs,  Volume= 0.086 af,  Atten= 60%,  Lag= 13.8 min
Discarded = 0.28 cfs @ 11.80 hrs,  Volume= 0.083 af
Primary = 0.17 cfs @ 12.32 hrs,  Volume= 0.003 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 116.10' @ 12.32 hrs   Surf.Area= 1,600 sf   Storage= 689 cf

Plug-Flow detention time= 11.9 min calculated for 0.086 af (100% of inflow)
Center-of-Mass det. time= 11.9 min ( 787.4 - 775.5 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.80 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.16 cfs @ 12.32 hrs  HW=116.10'   (Free Discharge)
2=Orifice/Grate  (Weir Controls 0.16 cfs @ 1.03 fps)
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Pond DS-2: Drip Strip

Inflow
Outflow
Discarded
Primary

Hydrograph

Time  (hours)
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Inflow Area=0.220 ac
Peak Elev=116.10'

Storage=689 cf

1.11 cfs

0.45 cfs

0.28 cfs

0.17 cfs
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Summary for Pond DS-3: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 4.69"    for  25-Year Storm event
Inflow = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af
Outflow = 0.45 cfs @ 12.32 hrs,  Volume= 0.086 af,  Atten= 60%,  Lag= 13.8 min
Discarded = 0.28 cfs @ 11.80 hrs,  Volume= 0.083 af
Primary = 0.17 cfs @ 12.32 hrs,  Volume= 0.003 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 116.10' @ 12.32 hrs   Surf.Area= 1,600 sf   Storage= 689 cf

Plug-Flow detention time= 11.9 min calculated for 0.086 af (100% of inflow)
Center-of-Mass det. time= 11.9 min ( 787.4 - 775.5 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.80 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.16 cfs @ 12.32 hrs  HW=116.10'   (Free Discharge)
2=Orifice/Grate  (Weir Controls 0.16 cfs @ 1.03 fps)
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Pond DS-3: Drip Strip

Inflow
Outflow
Discarded
Primary

Hydrograph

Time  (hours)
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Inflow Area=0.220 ac
Peak Elev=116.10'

Storage=689 cf
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Summary for Pond DS-4: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 4.69"    for  25-Year Storm event
Inflow = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af
Outflow = 0.45 cfs @ 12.32 hrs,  Volume= 0.086 af,  Atten= 60%,  Lag= 13.8 min
Discarded = 0.28 cfs @ 11.80 hrs,  Volume= 0.083 af
Primary = 0.17 cfs @ 12.32 hrs,  Volume= 0.003 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 116.10' @ 12.32 hrs   Surf.Area= 1,600 sf   Storage= 689 cf

Plug-Flow detention time= 11.9 min calculated for 0.086 af (100% of inflow)
Center-of-Mass det. time= 11.9 min ( 787.4 - 775.5 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.80 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.16 cfs @ 12.32 hrs  HW=116.10'   (Free Discharge)
2=Orifice/Grate  (Weir Controls 0.16 cfs @ 1.03 fps)
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Pond DS-4: Drip Strip

Inflow
Outflow
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Primary
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Inflow Area=0.220 ac
Peak Elev=116.10'

Storage=689 cf
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Summary for Pond DS1: Drip Strip

Inflow Area = 0.220 ac, 79.17% Impervious,  Inflow Depth = 4.69"    for  25-Year Storm event
Inflow = 1.11 cfs @ 12.09 hrs,  Volume= 0.086 af
Outflow = 0.45 cfs @ 12.32 hrs,  Volume= 0.086 af,  Atten= 60%,  Lag= 13.8 min
Discarded = 0.28 cfs @ 11.80 hrs,  Volume= 0.083 af
Primary = 0.17 cfs @ 12.32 hrs,  Volume= 0.003 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 116.10' @ 12.32 hrs   Surf.Area= 1,600 sf   Storage= 689 cf

Plug-Flow detention time= 11.9 min calculated for 0.086 af (100% of inflow)
Center-of-Mass det. time= 11.9 min ( 787.4 - 775.5 )

Volume Invert Avail.Storage Storage Description
#1 115.00' 3,040 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

115.00 1,600 0.0 0 0
116.00 1,600 40.0 640 640
117.00 1,600 30.0 480 1,120
118.00 1,600 40.0 640 1,760
119.00 1,600 40.0 640 2,400
120.00 1,600 40.0 640 3,040

Device Routing Invert Outlet Devices
#1 Discarded 115.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 116.00' 6.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.28 cfs @ 11.80 hrs  HW=115.06'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.28 cfs)

Primary OutFlow  Max=0.16 cfs @ 12.32 hrs  HW=116.10'   (Free Discharge)
2=Orifice/Grate  (Weir Controls 0.16 cfs @ 1.03 fps)
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Pond DS1: Drip Strip
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Summary for Pond IT-1: Infiltration Trench

Inflow Area = 0.360 ac, 71.60% Impervious,  Inflow Depth = 3.43"    for  25-Year Storm event
Inflow = 1.41 cfs @ 12.09 hrs,  Volume= 0.103 af
Outflow = 1.21 cfs @ 12.14 hrs,  Volume= 0.103 af,  Atten= 15%,  Lag= 3.1 min
Discarded = 0.22 cfs @ 11.70 hrs,  Volume= 0.077 af
Primary = 0.99 cfs @ 12.14 hrs,  Volume= 0.026 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 113.18' @ 12.14 hrs   Surf.Area= 1,250 sf   Storage= 442 cf

Plug-Flow detention time= 5.4 min calculated for 0.103 af (100% of inflow)
Center-of-Mass det. time= 5.3 min ( 820.4 - 815.1 )

Volume Invert Avail.Storage Storage Description
#1 112.00' 2,250 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

112.00 1,250 0.0 0 0
113.00 1,250 30.0 375 375
114.00 1,250 30.0 375 750
115.00 1,250 40.0 500 1,250
116.00 1,250 40.0 500 1,750
117.00 1,250 40.0 500 2,250

Device Routing Invert Outlet Devices
#1 Discarded 112.00' 7.500 in/hr Exfiltration over Surface area
#2 Primary 112.50' 8.0" Vert. Orifice/Grate C= 0.600

Discarded OutFlow  Max=0.22 cfs @ 11.70 hrs  HW=112.05'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.22 cfs)

Primary OutFlow  Max=0.98 cfs @ 12.14 hrs  HW=113.17'   (Free Discharge)
2=Orifice/Grate  (Orifice Controls 0.98 cfs @ 2.80 fps)
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Pond IT-1: Infiltration Trench
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Summary for Pond RG-1: Rain Garden

Inflow Area = 0.168 ac, 58.87% Impervious,  Inflow Depth = 2.77"    for  25-Year Storm event
Inflow = 0.53 cfs @ 12.09 hrs,  Volume= 0.039 af
Outflow = 0.40 cfs @ 12.17 hrs,  Volume= 0.039 af,  Atten= 26%,  Lag= 4.7 min
Discarded = 0.08 cfs @ 11.75 hrs,  Volume= 0.029 af
Primary = 0.32 cfs @ 12.17 hrs,  Volume= 0.010 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.73' @ 12.17 hrs   Surf.Area= 460 sf   Storage= 187 cf

Plug-Flow detention time= 5.7 min calculated for 0.039 af (100% of inflow)
Center-of-Mass det. time= 5.7 min ( 838.5 - 832.8 )

Volume Invert Avail.Storage Storage Description
#1 114.50' 1,185 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

114.50 460 33.0 0 0
115.00 460 33.0 76 76
115.50 460 33.0 76 152
116.00 460 33.0 76 228
116.50 460 100.0 230 458
117.00 460 100.0 230 688
117.50 505 100.0 241 929
118.00 520 100.0 256 1,185

Device Routing Invert Outlet Devices
#1 Discarded 114.50' 7.500 in/hr Exfiltration over Surface area
#2 Device 3 115.00' 4.0" Vert. Orifice/Grate C= 0.600
#3 Primary 114.50' 8.0"  x 150.0' long Culvert Ke= 0.500

Outlet Invert= 111.00'   S= 0.0233 '/'   Cc= 0.900   n= 0.012
#4 Device 3 117.50' 10.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.08 cfs @ 11.75 hrs  HW=114.55'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.08 cfs)

Primary OutFlow  Max=0.31 cfs @ 12.17 hrs  HW=115.71'   (Free Discharge)
3=Culvert  (Passes 0.31 cfs of 1.57 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.31 cfs @ 3.55 fps)
4=Orifice/Grate  ( Controls 0.00 cfs)
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Pond RG-1: Rain Garden
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Summary for Pond RG-2: Rain Garden

Inflow Area = 0.223 ac, 57.38% Impervious,  Inflow Depth = 2.68"    for  25-Year Storm event
Inflow = 0.68 cfs @ 12.09 hrs,  Volume= 0.050 af
Outflow = 0.38 cfs @ 12.24 hrs,  Volume= 0.050 af,  Atten= 44%,  Lag= 8.6 min
Discarded = 0.17 cfs @ 11.85 hrs,  Volume= 0.043 af
Primary = 0.21 cfs @ 12.24 hrs,  Volume= 0.006 af

Routing by Stor-Ind method, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs
Peak Elev= 115.43' @ 12.24 hrs   Surf.Area= 960 sf   Storage= 294 cf

Plug-Flow detention time= 6.4 min calculated for 0.050 af (100% of inflow)
Center-of-Mass det. time= 6.4 min ( 841.7 - 835.3 )

Volume Invert Avail.Storage Storage Description
#1 114.50' 2,174 cf Custom Stage Data (Prismatic) Listed below (Recalc)

Elevation Surf.Area Voids Inc.Store Cum.Store
(feet) (sq-ft) (%) (cubic-feet) (cubic-feet)

114.50 960 33.0 0 0
115.00 960 33.0 158 158
115.50 960 33.0 158 317
116.00 960 33.0 158 475
116.50 960 33.0 158 634
117.00 960 100.0 480 1,114
117.50 1,040 100.0 500 1,614
118.00 1,200 100.0 560 2,174

Device Routing Invert Outlet Devices
#1 Discarded 114.50' 7.500 in/hr Exfiltration over Surface area
#2 Device 3 115.00' 4.0" Vert. Orifice/Grate C= 0.600
#3 Primary 114.50' 8.0"  x 150.0' long Culvert Ke= 0.500

Outlet Invert= 111.00'   S= 0.0233 '/'   Cc= 0.900   n= 0.012
#4 Device 3 117.50' 10.0" Horiz. Orifice/Grate   Limited to weir flow   C= 0.600

Discarded OutFlow  Max=0.17 cfs @ 11.85 hrs  HW=114.54'   (Free Discharge)
1=Exfiltration  (Exfiltration Controls 0.17 cfs)

Primary OutFlow  Max=0.21 cfs @ 12.24 hrs  HW=115.42'   (Free Discharge)
3=Culvert  (Passes 0.21 cfs of 1.29 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.21 cfs @ 2.44 fps)
4=Orifice/Grate  ( Controls 0.00 cfs)
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Pond RG-2: Rain Garden
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Summary for Link DP#1: Design Point

Inflow Area = 13.973 ac, 25.37% Impervious,  Inflow Depth = 1.02"    for  25-Year Storm event
Inflow = 10.98 cfs @ 12.27 hrs,  Volume= 1.187 af
Primary = 10.98 cfs @ 12.27 hrs,  Volume= 1.187 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-40.00 hrs, dt= 0.05 hrs

Link DP#1: Design Point
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I. INTRODUCTION 

Relatively complex stormwater management facilities are commonly installed in development 
projects including, commercial facilities, and many other developments.  The complexity and 
goals of these systems vary with the nature of the receiving water, as well as the type of 
development.  Runoff from developed areas of the project, including rooftops, paved, or lawn 
areas typically contain materials that can impact the receiving waters.  Source control and the 
installation of wet ponds, infiltration galleries, and proprietary water quality units such as 
Filterra® and StormTreat™ units are often combined with pretreatment measures or vegetated 
buffer strips and other best management practices are also among the options that can 
significantly reduce the non-point pollution discharge from the developed area.  These measures 
are particularly important to projects in the watersheds of sensitive water bodies, or projects with 
potential impacts to groundwater.  With the increased cost of land and development, there is an 
increased tendency to construct portions of the stormwater management systems underground. 
 
The effectiveness of water quality management provisions and other components of the 
stormwater management system are dependent on their design, upkeep, and maintenance to 
assure they meet their intended function over an extended period of years.  It is critical that the 
stormwater management facilities are regularly inspected, 
and that maintenance is performed on an as-needed basis.  It 
must also be recognized that the effectiveness of these 
facilities, and their maintenance requirements, are related to 
the stormwater drainage facilities that collect and transport 
the flow to the ponds, infiltration galleries, and other 
treatment measures.  Thus, maintenance should be directed 
to the total system, not just the pond or primary stormwater 
management facility.   
 
The purpose of this document is to define, in detail, the inspection and maintenance requirements 
deemed necessary to assure that the stormwater management facilities function as intended when 
they were designed.  Subsequent sections identify individual maintenance items; give a brief 
commentary of the function and need for the item, a description of the work required, and a 
suggested frequency of accomplishment.  While the suggested programs and schedules must be 
adapted to specific projects, the material presented should provide guidance for a successful 
long-term program for operation and maintenance.  Certain facilities, specifically the potential 
water quality volume storage or treatment measures such as infiltration, Filterra®, and 
StormTreat® are not intended to be placed in service until the tributary catchment area has the 
permanent cover in place and any contributing turf areas have achieved a 90% catch of 
vegetation (i.e. established). 
 
A. GUIDELINES OVERVIEW 

A summary of the individual components of stormwater management facilities for this 
project has been prepared.  The format used in the summary is as follows: 

Preface: A general description of what function/benefit the element is intended to 
provide.  This is a short summary and not intended to provide the design basis, which can 
be found in other sources.   

Inspection:  This section provides the inspection requirements for the individual 
component. 

 
Maintenance:  The section provides general information on the routine maintenance 
requirements of this element. 
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Frequency:  This section outlines the best judgment of the designer on the system to the 
frequency of maintenance. 

 
Comments:  This section provides any particular comment on the site-specific features of 
this element.  This is a summary only.  The owner/operator should review the design 
drawings and documents carefully to understand the particular elements of the project.  
The end of this section should allow the owner/operator to make notes on the specific 
program.  This may include the selected maintenance procedure, cross-references to 
applicable design drawings, etc. 

 
A list of the individual inspection/maintenance elements is provided in the table of 
contents.  The guidelines are proposed for initial use with adjustments made as 
appropriate based upon specific project experience. 
 
This report includes the Operation and Maintenance requirements for any potential BMP 
identified in the Stormwater Management Report for this project.  Many of these will not 
be required for the final stormwater management option selected for this project. 
 

B. RESPONSIBLE PARTY 

The responsible party for operation and maintenance of the stormwater and other site 
infrastructure is Motherhouse Associates, LP. 

 
II. PROJECT OVERVIEW 

Key permits issued (or applied for) on the project include: 

· City of Portland Level III Site Plan Review 
 
A copy of the permits and Stormwater Management Report should be appended to this manual as 
Appendix B.  The Owner/Operator of the stormwater management system should review these 
permits for a general description and background of the project, as well as any specific permit 
conditions or requirements of the project. 
 
The applicant has retained FST for civil engineering for the Motherhouse project.  FST has 
prepared the design for the stormwater management facilities and may be contacted at: 

FST 
778 Main Street, Suite 8 
South Portland, Maine  04106 
(207) 775-1121 

 
It is recommended the preparer of the plan be contacted with any particular questions on the 
design intent or similar issues. 
 
The applicable plans and design documents, which apply to the project, are: 

 
1. Civil Site Plans Prepared by FST 
2. The Erosion Control/Sedimentation Control Plan for the project 
3. The Stormwater Management Plan for the project 

A copy of these documents should be retained with this manual. 
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The proposed design includes inlets, stormwater conveyance lines, bioswales, underdrained 
treatment swales, a wet detention pond, manholes, diversion structures, outlet control structures, 
and backwater isolation valves. 
 

III. STANDARD INSPECTION/MAINTENANCE DESCRIPTIONS 

The following narratives describe the inspection/maintenance provisions for the Stormwater 
Management system.  These O&M procedures will complement scheduled sweeping of the 
parking deck which are anticipated to occur at least twice per year.  Proper O&M is necessary to 
make sure the system will provide its intended purpose of conveying runoff, removing a 
substantial amount of the suspended solids, and other contaminants in the stormwater runoff. 

A. STORMWATER INLETS 

Preface:  The success of any stormwater facility relies on the ability to intercept 
stormwater runoff at the design locations.  Stormwater inlets may include catch basins, 
open culverts, culverts with bar screens, roof scuppers, plaza scuppers, trench drains, and 
field inlets.  Inlets exist throughout the system.   
 
Inspection:  The inspection of inlet points will need to be coordinated with other 
maintenance items, these include: 

Ø Landscape services 
Ø Building maintenance areas 
Ø Grounds maintenance 

 
The key elements of the inspection are to assure the inlet entry point is clear of debris 
and will allow the intended water entry. 
 
Maintenance:  The key maintenance is the removal of any blockage which restricts the 
entry of stormwater to the inlet.  The removed material should be taken out of the area of 
the inlet and placed where it will not reenter the runoff collection system.  Snow should 
be removed from inlets on parking decks or plaza areas.  Grass clippings and leaves 
should be bagged and removed particularly near the yard inlets near the building. 

Frequency:  All inlets should be inspected on a quarterly basis, and after/during 
significant storm events. 

Maintenance/Inspection Responsibility: 

Maintenance Personnel:  The maintenance personnel will perform the normal 
maintenance/inspections of the inlets and tributary drainage system. 

Comments:  Maintenance of inlets is 
critical on this project. 

 
 

POORLY STABILIZED INLET 
ALLOWS ENTRANCE OF DEBRIS 
AND REDUCED CAPACITY 
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STABILIZED INLETS REDUCE DEBRIS ACCUMULATION 
AND MAINTAIN DESIGN CAPACITY 

 
B. TRIBUTARY DRAINAGE SYSTEM 

Preface:  The stormwater conveyance system will be principally overland flow 
discharging to piped drain systems.  Most of the sediment is carried by the drainage 
system is intended to be trapped near the inlets or in pretreatment devices.  Maintenance 
of this system can play a major role in the long-term maintenance costs and the 
effectiveness of the pond system. 
 
Inspection:  The tributary drainage system should be periodically inspected to assure that 
it is operating as intended, and that its carrying capacity has not been diminished by 
accumulations of debris and sediment or other hydraulic impediments.  On piped 
systems, the inlets must be inspected to ensure the rims are set at the proper elevation to 
optimize flow entry and are not clogged with debris.  The inlet catch basins are normally 
equipped with sumps and hooded outlets which will remove gross floatables and large 
sediment particles from the flow stream. 
 
The level of sediment in the sumps should be checked to assure their effectiveness.  
Pipelines connecting the inlets should be checked to determine if siltation is occurring.  
This will be most critical on drain lines laid at minimal slopes.  This can usually be 
accomplished by a light and mirror procedure.   

 
In some projects most of the stormwater is carried in open swales, channels, or ditches.  
These conveyance channels may be rip rapped or vegetated, depending on the gradient 
and expected flow velocities.  These facilities must be inspected to insure debris or 
sedimentation does not reduce their carrying capacity.  Excess vegetative growth must 
also be noted.  The surface protection for the channels, either stone or vegetation, must 
be inspected to insure its integrity.  Any areas subject to erosion should be noted. 

 
Maintenance:  Maintenance of the storm drainage system must assure that it continues to 
serve its design function on a long-term basis, and that its operation does not transport 
excessive sedimentation to any downstream detention pond, or the receiving waters.  
Elevations on the rim of catch basins should be adjusted as needed to assure optimal 
water entry.  Depending on the frost susceptibility of the soil, the rims may become 
elevated over time causing flow to circumvent the inlet.  If a filter bag has been 
designated for the inlet silt or other deleterious materials, can significantly reduce 
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capacity and the bags should be removed with the sediment and replaced.  Catch basin 
cleaning would normally be accomplished with vacuum trucks contracted as a 
maintenance service for the retail center.  The removed material must be disposed of at 
an approved site for such materials. 
 
If sediment in the pipeline is observed, it should be removed.  This may be accomplished 
by hydraulic flushing, or by mechanical means.  If hydraulic flushing is used the 
downstream conditions should be analyzed.  The tidal influence can aggregate 
sedimentation since there are periods of no flow.  Backwater valves and connection 
points are intended to reduce this occurrence. 
 
Frequency:  The piped drainage system should be inspected on an annual basis.  
Adjustment of inlet rim elevations should be on an as needed basis.  Cleaning catch basin 
sumps and pipelines will depend on the rate of accumulation.   
 
Maintenance/Inspection Responsibility: 

Special Services:  The owner will contract with an independent agent for cleaning of 
replacement of catch basins, sumps, and pipelines.  Remedial source control measures 
may be performed by the owner or an outside service depending upon the nature of the 
particular situation. 
 
Comments:  Maintenance of inlets of utmost importance to the project to avoid 
unintended roof loading, ice accumulation, and cleanliness of the floors of the building. 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 

A WELL-STABILIZED VEGETATED SWALE SHOWS LITTLE 
SIGNS OF EROSIVE VELOCITIES OR FLOWS.  THIS SWALE 

ALSO FUNCTIONS AS A POND SPILLWAY 
 

C. BIORETENTION CELLS 

Preface:  Bioretention cells offer efficient and effective treatment of runoff from small 
contributing pavement and impervious areas.  They can be integrated into existing 
landscaping and are generally low-maintenance BMPs.  It is, however, still important to 
monitor these areas for sediment build up an erosion to assure that capacity remains to 
accomplish the intended water quality function. 
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Inspection:  Inspections of bioretention cells should be undertaken on an annual basis by 
a qualified stormwater professional.  Sediment build up or erosion of the cell should be 
identified, as should any evidence of standing water, or prolonged saturation. 

 
Maintenance:  Routine maintenance will include inspection of soils and plantings, 
removal of dead vegetation and any accumulated sediments.  Should the cell show signs 
of reduced drainage capacity it may be necessary to rototill or remove the top soil layer. 
 
Frequency:  Inspections should be undertaken at a minimum on a bi-annual basis. 
 
Maintenance/Inspection Responsibility:  
 
Special Services:  The owner will contract with an independent stormwater system 
maintenance Contractor to undertake maintenance inspections of these BMPs. 

 
D. DRIP EDGE FILTERS 

Preface:  Roof drip edge filters perform two critical functions.  They control erosion by 
accepting roof runoff on a stable, highly pervious surface, and then store and infiltrate 
the runoff to underlying soils, or an underdrain system. 
 
Inspection/Monitoring:  The surface of the drip edge should be inspected periodically for 
debris accumulation and function.   
 
Maintenance:  Periodic maintenance of the drip edge will include removal of debris and 
fine sediment that may accumulate in the surface stone.  Occasional raking or smoothing 
of the surface may be required. 

 
Frequency:  Inspections of the drip edge stone should be undertaken at a minimum on a 
bi-annual basis. 
 
Maintenance/Inspection Responsibility:  
 
Special Services:  The owner will contract with an independent stormwater system 
maintenance Contractor to undertake maintenance inspections of these BMPs. 
 

E. INFILTRATION TRENCH 

Preface:  The infiltration trench performs in a similar manner to the roof drip edge filters.  
However, due to the proximity of grass areas and the source of runoff to this area (from 
pavement as opposed to roof), it will be more susceptible to failure.  Therefore, 
inspections of the infiltration trench should be more frequent and rigorous. 

 
 Inspection:  The surface stone of the infiltration trench is the most critical inspection 

area.  Debris or fine material accumulating in the surface should be removed 
immediately to prevent it from migrating lower into the stone section and clogging the 
trench. 
 
Frequency:  The surface of the infiltration trench will need to be inspected on a quarterly 
basis so that prompt action can be taken to remove any accumulated debris or sediment.  
 
Maintenance/Inspection Responsibility:  
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Special Services:  The owner will contract with an independent stormwater system 
maintenance Contractor to undertake maintenance inspections of these BMPs. 
 

F. LITTER 

Litter should be removed as a matter of course by workers and a part of the grounds 
maintenance contract. 
 

G. SUMMARY CHECKLIST 

The above described inspection and maintenance items have been summarized on a 
checklist attached hereto as Appendix C. 

 
IV. PROGRAM ADMINISTRATION 

A. GENERAL 

A reliable administrative structure must be established to assure implementation of the 
maintenance programs described in the foregoing section.  Key factors that must be 
considered in establishing a responsive administrative structure include: 

 
1. Administrative body must be responsible for long-term operation and maintenance of 

the facilities. 
  
2. Administrative body must have the financial resources to accomplish the inspection 

and maintenance program over the life of the facility. 
  
3. The administrative body must have a responsible administrator to manage the 

inspection and maintenance programs. 
  
4. The administrative body must have the staff to accomplish the inspection and 

maintenance programs, or must have authority to contract for the required services. 
  
5. The administrative body must have a management information system sufficient to 

file, retain, and retrieve all inspection and maintenance records associated with the 
inspection and maintenance programs. 

 
6. A qualified post construction inspector shall be retained by the Owner.  His duties 

shall include preparing schedules for the Owner’s maintenance, summarizing the 
results of this maintenance and preparing an annual report on the operation, 
maintenance, and repair of the stormwater system which must be copied to the 
Town.  (The Owner shall be responsible for retaining a separate entity to perform 
maintenance which cannot be performed by the management of building and 
property grounds.)  This person shall also participate in troubleshooting of the 
stormwater management system if a problem develops. 

 
If any of the above criteria cannot be met by the entity assigned inspection and 
maintenance responsibilities, it is likely that the system will fail to meet its water quality 
objectives at some point during its life.  While each of the above criteria may be met by a 
variety of formats, it is critical to clearly establish the assigned administrative body in a 
responsible and sustainable manner. 
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B. RECORD KEEPING 

Records of all inspections and maintenance work accomplished must be kept and 
maintained to document facility operations.  These records should be filed and retained 
for a minimum 5-year time span.  The filing system should be capable of ready retrieval 
of data for periodic reviews by appropriate regulatory bodies.  Where possible, copies of 
such records should also be filed with the designated primary regulatory agency for their 
review for compliance with permit conditions.  Typical inspection and maintenance 
record forms are attached hereto as Appendix B. 

 
C. CONTRACT SERVICES 

In some instances or at specific times, the Maintenance Personnel may not have the staff 
to conduct the required inspection and/or maintenance programs as outlined in this 
document.  In such cases, the work should be accomplished on a contractual basis with a 
firm or organization that has the staff and equipment to accomplish the required work. 

 
The service contract for inspection and maintenance should be formal, well written legal 
document which clearly defines the services to be provided, the contractual conditions 
that will apply, and detailed payment schedules.  Liability insurance should be required 
in all contracts. 



 

 
APPENDIX A 

 
 

Sample Inspection Logs 
 



 

MOTHERHOUSE ASSOCIATES, LP 
PORTLAND MAINE 

 
STORMWATER MANAGEMENT 

WATER QUALITY STORAGE OR WET POND 
ANNUAL INSPECTION & MAINTENANCE LOG 

 
FACILITY: YEAR: 
LOCATION: CONTRACTOR: 
FUNCTION: INSPECTOR: 
DATE OF INSPECTION:  
ITEM IDENTIFICATION DESCRIPTION OF CONDITIONS MAINTENANCE 

ACCOMPLISHED 
DATE OF MAINTENANCE 

    

    

    

GENERAL COMMENTS: 
 

 
 
 

SAMPLE 
 



 

MOTHERHOUSE ASSOCIATES, LP 
PORTLAND MAINE 

 
STORMWATER MANAGEMENT BMP 

MONTHLY INSPECTION & MAINTENANCE LOG 

FACILITY: YEAR: 
LOCATION: CONTRACTOR: 
FUNCTION:  

    OVERFLOW WEIR  
MONTH DAY INSPECTOR WATER DEPTH CLEAR DEBRIS WEIR CONDITION 

JANUARY       

FEBRUARY       

MARCH       

APRIL       

MAY       

JUNE       

JULY       

AUGUST       

SEPTEMBER       

OCTOBER       

NOVEMBER       

DECEMBER       

LIST SPECIAL MAINTENANCE UNDERTAKEN: 



 

MOTHERHOUSE ASSOCIATES, LP 
PORTLAND MAINE 

 
STORMWATER MANAGEMENT BMP 

SEMI-ANNUAL INSPECTION & MAINTENANCE LOG 

SEMI-ANNUAL INSPECT 1.2 FACILITY: 
DATE: LOCATION: 
INSPECTOR: FUNCTION: 
BMP CONDITION: 
 

OUTLET CONDITION 
 

 
DEBRIS PRESENT EST. DEPTH SED. REMOVED? Y/N EST. VOL. CY WHERE DISPOSED OF STRUCTURAL CONDITION 

      

 
CONTROL STRUCTURE: 
 

DESCRIBE CONDITIONS FOUND & MAINTENANCE ACCOMPLISHED: 
 

 



 

 
APPENDIX B 

 
 

Permits for Project 
 

(To be Added at a Subsequent Time) 
 



 

APPENDIX C 
 
 

Summary Checklist 
Inspection and Maintenance 

 



 

Stormwater Management System 
Maintenance Program 

Summary Checklist 
  Frequency 

Item Commentary Monthly Quarterly Semi-
Annual Annual Long 

Term 
Stormwater Inlets  Stormwater inlets allow flow entry from a 

surface swale to a piped system.  Entry may or 
may not be equipped with a bar rack.  Inspect 
entry for debris accumulation.  Remove debris 
to allow unimpeded entry.  Lawn clippings and 
leaves should be removed from yard areas. 

 
 

  

 
 

X 

 X 
Clearing 

 

Tributary Drainage 
System 

Inspect to assure that the carrying capacity has 
not been diminished by debris, sediment or 
other hydraulic impediments.   

    
X 

 

Bioretention Cells Inspect outlet control structure, remove dead 
vegetation, check for erosion, or evidence of 
standing water.  

  
 

 
X 

  

Drip Edge Filters Observe surface stone, rake, and remove debris 
as necessary. 

  X   

Infiltration Trench Observe surface stone for accumulation of 
debris or sediment – remove immediately.  
Check groundwater level using inspection ports 
or cleanouts. 

 X  X  

Litter Litter should be removed daily. 
 

     

Pavement Sweeping Pavements should be swept at least twice 
annually, once in Spring 

  X   
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July 8, 2015 
 
Ms. Jean Fraser, Planner 
City of Portland 
389 Congress St 
Portland, ME  04101 
 
RE:  Motherhouse Staff Review‐Errico Comments 
 
Dear Jean, 
 
On behalf of Motherhouse Apartments LP we are providing the following responses to the Staff Memo 
from Tom Errico on July 1, 2015.  Please consider the following: 
Comment: 
 

1. The traffic impact study notes that the project will generate 18 AM peak hour and 22 PM peak 
hour trips.  I need to review this in more detail but given the volumes estimated, the project would 
not be expected to have a significant impact on traffic conditions in the area.   

  Response:  No comment needed. 
 

2.  As noted in the traffic impact study, there are no identified High Crash Locations in the project 
area.   

  Response:  No comment needed. 
 

 The High School Parking lot layout is being modified.  Dimensional details for the proposed 
layout should be provided.   

  Response:   We will add the dimensional details for the restriping of the McAuley parking lot on 
the Site Plan.  The intent is that all parking lot striping will meet City Standards. 

 
4.  The modified driveway at Walton Street seems very wide with 15‐foot entry and exit lanes. The 

applicant should provide information in support of the driveway design.   
  Response:  The entrance and exist lanes are widened to accommodate anticipated school bus, 

service and emergency vehicles entering and exiting the site.  The median island restricts truck 
maneuvering into and out of the site.  We will provide turning templates for the intersection 
and adjust the width accordingly, if it is possible to reduce the width we will do so. 

 
5.  The aisle width (22 feet) adjacent to the 8 parking spaces on the one‐way egress road near 

Stevens Avenue does not meet City standards. Information in support of a formal technical 
standard waiver request shall be provided.   

  Response:  As indicated in Tom’s comment above, the access aisle is one way and will provide 
minimal traffic from the property existing onto Stevens Avenue.  The existing drive at Stevens 
Ave is approximately 14 feet wide at the intersection and restricted by an existing historic fence 
and gate, then widens at the existing parking area and continuing into the site.  The parking is 
existing and the intent is to utilize the existing spaces.  Due to the low volume of traffic and 
small number of parking spaces (8), we believe the 22‐ foot width is justified.  We are also 
bound by NPS Guidelines relating to the Historic Tax Credits for the Motherhouse, and National 
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Park Service standards indicate that, when using historic tax credits, the portions of sites viewed 
from a public way should be kept in as close condition as possible to the historic layout while 
allowing for a new use. 

 

 The applicant should provide dimensional details for the area on the north side of the building 
where the 5 and 10 space parking areas are located.  

 Response:  We will provide requested details on a revised Site Plan.  The intent is for the parking 
spaces and drive aisles to meet City Standards. 

 

 The applicant should review landscaping and other features as it relates to providing safe sight 
distance when existing the site onto Stevens Avenue. I am particularly concerned about safety 
for pedestrians on the sidewalk.   

  Response:  Existing site features at this intersection include a wrought iron fence, privet hedge, 
and other assorted landscaping.  We will review the existing fencing, gates, and landscaping with 
site distances and provide documentation to the visibility and safety of pedestrian circulation in 
this area. 

 

 A crosswalk is located at the egress driveway on Stevens Avenue and will need to be upgraded to 
meet accessibility standards.  I would also like to review the location of the crosswalk to 
determine optimal placement.   

 Response:  Tom E. refers to an existing mid‐block crosswalk that will be maintained, but does 
not currently meet accessibility standards on either side of Stevens Avenue.   We will add a note 
to the plans indicating final location will be coordinated with City staff and will ensure it is 
designed to meet all ADA requirements. 

 

 A detail should be provided for the sidewalk ramp at the driveway on Walton Street to ensure 
that it is fully accessible.  

 Response:  A detail will be added to the site detail sheet that ensures the sidewalk ramp is fully 
accessible. 

 

The project is proposing three driveways and exceeds City standards.  I support a waiver from 
this standard given that two of the driveways are one‐way and the third driveway functions as a 
shared driveway with the High School.  

  Response:  No comment needed. A formal waiver from this standard will be requested. 
 

The applicant should provide documentation that supports the parking supply being provided.  
The applicant shall conduct parking surveys (or obtain previously conducted surveys) at similar 
sites that are located off‐peninsula.  The applicant shall coordinate the methods of the survey 
with City staff.    

  Response:  The parking supply indicated on the plan describes a total of 73 spaces, with uses 
allocated between the Motherhouse tenants and the existing office use in the Smith Wing.  We 
anticipate that a total of 62 spaces will be utilized by the tenants, and 11 spaces will be used by 
visitors or the McAuley Staff utilizing the adjacent Smith Wing.   We believe the ratio of 0.70 
spaces/ DU is consistent with the needs of the senior population in the Motherhouse and in line 
with other on and off peninsula senior housing projects in the Portland area.  See attached 
Parking Demand memo from Maine Traffic Solutions. 
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I hope this helps to move the traffic comments forward, as always we appreciate working closely with 
Staff and anticipate full discussion of these items with you and the Board.  Please do not hesitate to 
contact me if you have other comments or need additional information. 
 
Regards, 
CARROLL ASSOCIATES 

 
Patrick Carroll, Principal 
 
CC:  Kevin Bunker 
  Matt Teare 
  Rick Licht 
  Diane Morabito 
 
Att. 
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SUMMARY MEMORANDUM 
 

TO: Mr. Matthew D. Teare                  DATE:   July 8, 2015  
Director of Development 
Sea Coast Management Company 
30 Governors Way 
Topsham, Maine 04086 

 
RE:  Parking Analysis for Motherhouse Senior Housing off Stevens Avenue in Portland  
_______________________________________________________________________________________________________________________________________________ 

 

 This summary memorandum for the Motherhouse Senior Housing is written in 
response to Tom Errico’s July 1st email request for: 
 

 “the applicant should provide documentation that supports the parking supply 
being provided.  The applicant shall conduct parking surveys (or obtain 
previously conducted surveys) at similar sites that are located off-peninsula. 
The applicant shall coordinate the methods with the City staff”.   

 
 Motherhouse Senior Housing will provide 88 dwelling units, 66 of which will be 
affordable with 22 at market rate.  The plan provides 73 parking spaces, which consist of 62 
spaces dedicated to the dwelling units and 11 additional for guest and McAuley use.   
 
 The Institute of Transportation (ITE) “Trip  Generation, 4th Edition” report, published 
in 2010, lists the average peak parking demand as 0.59 vehicles per dwelling unit for land use 
code 252 – senior housing attached.  The range of ITE results is 0.45 to 0.67 vehicles per 
dwelling unit.  Hence, the proposed parking at 62/88 = 0.70 exceeds the ITE peak demand 
recorded with 11 additional spaces being provided on top of the 0.70. 
 

In addition to the above ITE data, we also have information from several other 
projects.  At the Osprey Circle LIHTC project in South Portland, which is a fairly car 
dependent location, there are 48 dwelling units.  Only 32 residents have vehicles which 
equates to a similar 0.67 rate.   
 
 The applicant has found at both Ocean View in Falmouth and Highlands in Topsham 
that only 60 to 70 % of residents have cars.  This again is covered by the 0.70 rate we are 
using for Motherhouse Senior Housing, which we expect to be conservative given the urban 
location and the public transit and walking options that are provided by the Motherhouse.  
 
 Lastly, we would like to point out that there are reductions allowed in off-street 
parking requirement for both affordable housing and historic structures, which both apply to 
Motherhouse Senior Housing, as noted as follows: 
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1.  ALL WORK SHALL CONFORM TO THE APPLICABLE CODES AND  ORDINANCES.

2.  EXISTING CONDITIONS BASED ON TOPOGRAPHIC SURVEY COMPLETED BY OWEN HASKELL, INC. MAY 7,

2013.  FIELD CONDITIONS MAY VARY SLIGHTLY FROM WHAT IS DEPICTED ON THE PLANS.

3.  CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS IN THE FIELD PRIOR TO CONSTRUCTION.

ANY UNUSUAL CONDITIONS SHALL BE IMMEDIATELY REPORTED TO THE ATTENTION OF THE OWNER.

4.  CONTRACTOR SHALL CLEAN AND REMOVE DEBRIS AND SEDIMENT DEPOSITED ON PUBLIC STREETS,

SIDEWALKS, ADJACENT AREAS, OR OTHER PUBLIC WAYS DUE TO CONSTRUCTION.

5.  CONTRACTOR SHALL PROTECT EXISTING STRUCTURES, PHYSICAL FEATURES, AND MAINTAIN SITE

STABILITY DURING CONSTRUCTION. CONTRACTOR SHALL RESTORE ALL AREAS TO ORIGINAL CONDITION AND

AS DIRECTED.

LOT SIZE 20,147 SF

MAP 22, BLOCK 1,

LOT 4 AND 1

6. THE CONTRACTOR SHALL CONTACT DIG SAFE (1-888-DIGSAFE) AT LEAST THREE (3) BUT NOT MORE THAN

THIRTY (30) DAYS PRIOR TO COMMENCEMENT OF EXCAVATION OR DEMOLITION TO VERIFY HORIZONTAL AND

VERTICAL LOCATION OF ALL UTILITIES.

7. ALL PAVEMENT JOINTS SHALL BE SAWCUT PRIOR TO PAVING TO PROVIDE A DURABLE AND UNIFORM JOINT.

8. NO HOLES, TRENCHES OR STRUCTURES SHALL BE LEFT OPEN OVERNIGHT IN ANY EXCAVATION

ACCESSIBLE TO THE PUBLIC OR IN PUBLIC RIGHTS-OF-WAY.

9.  ALL WORK WITHIN THE PUBLIC RIGHT-OF-WAY SHALL REQUIRE A STREET - OPENING PERMIT FROM THE

CITY OF PORTLAND AND COORDINATION WITH THE DEPARTMENT OF PUBLIC SERVICES.
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AT ALL TIMES THERE MUST BE AN UNUSED DIRTBAG AVAILABLE FOR EMERGENCY USE.

AT ALL TIMES (AFTER INITIAL SITE PREPARATION), THE CONTRACTOR SHALL HAVE ONE DIRTBAG ACTIVE OR
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SUBGRADE.  THIS SUBGRADE SHALL CONSIST OF THE INSTALLATION OF A LAYER OF MIRAFI 140N, AND 18

INCHES OF 3/4 INCH CRUSHED STONE.  THE PLAN DIMENSION OF THE CRUSHED STONE PAD SHALL EXCEED

THE PLAN AREA OF THE DIRTBAG BY AT LEAST TWO FEET IN ALL DIRECTIONS.  THE DIRTBAG SHALL NOT BE

INSTALLED ON AN UNDERLYING SLOPE OF GREATER THAN 15 PERCENT.
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SELECTION OF THE USE OF THE DIRTBAG OR THE SEDIMENTATION BASIN FOR DIRECTING DEWATERING,

EXCEPT THAT THE OWNER MAY DIRECT THE SITE CONTRACTOR TO ALTER THE SELECTED OPERATION IF

TURBID DISCHARGE TO A WETLAND IS OBSERVED.

SPECIFICATIONS AND REQUIREMENTS FOR DEWATERING

THIS PROJECT WILL REQUIRE THE DISCHARGE OF CONSTRUCTION DEWATERING AND TURBID LADEN

RUNOFF, FROM THE REMEDIAL CONSTRUCTION OF THE EXISTING STORMWATER BASIN, TO BE DIRECTED

AND DISCHARGED THROUGH A DIRTBAG, WITHIN A DEWATERING SUMP. THIS DESCRIPTION ALSO CONTAINS

APPENDED MATERIALS DESCRIBING THE DIRTBAGS REFERRED TO IN THIS NARRATIVE.

DEWATERING OF THE REMEDIAL CONSTRUCTION OF THE EXISTING BASIN SHALL BE ACCOMPLISHED USING

THE FOLLOWING MEASURES:

 THE PUMPING OF WATER WITHIN THE POND TO A DIRTBAG (PATENTED PRODUCT BY ACF ENVIRONMENTAL

PRODUCTS) WITH RELEASE THROUGH A VEGETATED BUFFER AT LEAST 100 FEET UPGRADIENT OF A

WETLAND DURING THE REMEDIAL CONSTRUCTION OF THE EXISTING BASIN.
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EROSION AND SEDIMENTATION CONTROL REPORT 
 
I. INTRODUCTION 

Fay, Spofford & Thorndike (FST) has been retained as a consultant to Motherhouse Associates, 
LP for the preparation of site designs and assistance in site permitting for the redevelopment of 
the existing Sisters of Mercy Motherhouse site, located at 605 Stevens Avenue in the City of 
Portland, Maine.  The project will include re-use of the existing building at the site, and the 
renovation and reconfiguration of existing access, parking, stormwater, and utility infrastructure.   
 

II. EXISTING SITE CONDITIONS 

The project site is part of an existing land parcel located at 605 Stevens Avenue in the City of 
Portland, and has frontage on Stevens Avenue and Walton Street.  The overall parcel area is 
approximately 19 acres, and includes Catherine McAuley High School in addition to the 
Motherhouse building and the associated site improvements.  The Motherhouse lot will be 
subdivided from the overall parcel as part of this project.   
 
In addition to the Motherhouse building, the project site includes the entrance driveway onto 
Walton Street, a ceremonial entrance and exit onto Stevens Avenue, paved parking areas, 
landscaping and utility infrastructure that serves the building.   
 
Surface water runoff from the site drains in a generally easterly direction towards a wetland area 
at the foot of the embankment, adjacent to the eastern property line.  There is limited stormwater 
infrastructure and no existing provision is made for detention or water quality treatment.  In 
addition, the existing building roof drains are currently connected to the combined sewer system 
serving the site.  Approximately half of the downspouts from the existing roofs are broken at, or 
above ground level and discharge directly to the adjacent ground.  The site is located in Flood 
Zone X (areas outside the 500-year flood zone), according to FEMA Flood Insurance Rate Map, 
Community Panel Number 230051 0007C. 
 
The Natural Resource Conservation Service (NRCS) Web Soil Survey identifies predominant 
subsurface soils at the site as Windsor loamy sands.  Summit GeoEngineering Services 
conducted geotechnical investigations at the project site, including nine test borings.  The 
investigations confirmed the general Web Soil Survey mapping, indicating well drained, granular 
soils.  Groundwater was observed at depths greater than five feet and up to eleven feet across the 
site.   
 
There are no existing areas of erosion on the site.  The existing conditions are shown on the site 
survey and existing conditions plans. 
 

III. Overview of Soil Erosion and Sedimentation Concerns 

The primary concern relating to soil erosion and sediment control at the site is the containment of 
soil materials from the limited areas that will be exposed during the site work activities, and 
protection of the stormwater management BMPs during construction.  The susceptibility of soils 
to erosion is indicated on a relative “K” scale of values over a range of 0.02 to 0.69.  The “K” 
value is frequently used with the universal soil loss equation.  The higher values are indicative of 
the more erodible soils.  The majority of the project area consists of made land with pavements 
and building slabs covering most of the work site.  There are limited areas of existing 
landscaping that will be disturbed as part of this project and these are all underlain by Windsor 
loamy sand soils.  The relative K values of the underlying material would be as follows: 
 

Soil Name Soil Description K Value 
Windsor Somewhat excessively drained (0 to 8%) 0.15 
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Based on a review of the K values, the onsite soils in the area are moderately susceptible to 
erosion after the cover material is stripped.   
 
The primary emphasis of the erosion and sedimentation control plan to be implemented for this 
project is as follows: 

· Temporary Measures:  Planning the project to have erosion resistant measures in place with 
measures to prevent erosion from occurring.   

· The plan includes measures to intercept and convey runoff to temporary sediment control 
devices as the construction of the project occurs. 

· Stabilization of areas denuded to underlying parent material to minimize the period of soil 
exposure. 

· Stabilization of drainage paths to avoid rill and gully erosion. 

· The use of on-site measures to capture sediment (hay bales/silt fence, etc.) before it is 
conveyed to sediment sumps. 

IV. DESCRIPTION AND LOCATION OF LIMITS OF ALL PROPOSED EARTH 
MOVEMENTS 

The construction of the project will disturb limited areas of the existing site.  The main building 
footprint will be untouched, and large areas of existing pavement will be milled and overlaid as 
opposed to completely removed.  Where the surface pavement is in poor condition it will be 
removed, the base gravels regraded and the area repaved.  This activity will result in limited 
exposure of erodible materials.  In limited areas of the site, the existing surface cover will be 
changed from landscaping to pavement, or from pavement to landscaping to achieve the new 
design layout.  This activity will result in exposure of topsoil, or native soil materials that will 
require erosion controls to be installed.  The plans that accompany this application show the 
work and grading limits for the project.  A summary of post development conditions is provided 
earlier in this narrative.  The grading plan depicts the limits of earthwork attendant with 
reshaping the project site. 
 
The earth moving will include trenching for new underground utility services, removal of 
existing deteriorated pavement materials, and minor excavation for the roadway curbing and 
sidewalk improvements associated with the project. 
 

V. EXISTING AND PROPOSED DRAINAGE FEATURES 

The existing drainage at the site drains by sheet flow from areas around the building towards the 
playing fields and the associated underdrain and surface drainage system.  The proposed 
redevelopment of the site does not propose any significant changes to the existing drainage 
patterns.  However, several small, Low Impact Development (LID) BMPs are proposed to 
capture, detain and treat runoff from existing and proposed impervious areas before draining to 
the same receiving stormwater system.  This will lead to an improvement in water quality 
treatment for impervious areas of the site, and a reduction in both peak runoff and the volume of 
runoff to the receiving system.  The existing inlet structures will be retained and the associated 
piping will be replaced at the same locations to ensure infiltration into the system is minimized. 
 

VI. CRITICAL AREAS 

The critical areas of the site include protection of the downstream storm drain infrastructure, new 
stormwater BMPs, the receiving wetland, and adjacent streets and properties. 
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VII. EROSION/SEDIMENTATION CONTROL DEVICES 

As part of the site development, the Contractor will be obligated to implement the following 
erosion and sediment control devices.  These devices shall be installed as indicated on the plans 
or as described within this report.  For further reference on these devices, see the Maine Erosion 
and Sediment Control Handbook for Construction:  Best Management Practices dated March 
2003.  The Contractor will also be obligated to follow the SMP that has been prepared for the 
site.  This gives details of requirements for soil handling measures, storage, isolation and testing 
of any contaminated soils, and dust control measures. 
 
1. Siltation fence shall be installed down slope of any disturbed areas to trap runoff borne 

sediments.  The silt fence shall be installed per the detail provided in the plan set and 
inspected immediately after each rainfall and at least daily during prolonged rainfall.  The 
Contractor shall make repairs immediately if there are any signs of erosion or sedimentation 
below the fence line.  If such erosion is observed, the Contractor shall take proactive action 
to identify the cause of the erosion and take action to avoid its reoccurrence.  Typically, this 
requires that stabilization measures be undertaken.  Proper placement of stakes and keying 
the bottom of the fabric into the ground is critical to the fence’s effectiveness.  If there are 
signs of undercutting at the center or the edges, or impounding of large volumes of water 
behind the fence, the barrier shall be replaced with a stone check dam and measures taken to 
avoid the concentration of flows not intended to be directed to the silt fence. 

2. Silt fence shall be installed along the downgradient side of construction work areas, with 
locations being adjusted along with the construction phasing areas. 

3. Temporary sediment sumps will provide sedimentation control for stormwater runoff from 
disturbed areas during construction until stabilization has been achieved. 

4. A construction entrance will be constructed at all access points onto the site to prevent 
tracking of soil onto adjacent local roads and streets and the existing parking lot.   

5. Stone sediment traps or a premanufactured SiltSack™ and a sediment bag will be installed at 
catch basin inlets to prevent silt from entering the storm drain system.  Installation details are 
provided in the plan set on the erosion control detail sheets. 

6. Dirtbags™ will be required to be on site and available for construction dewatering.  The 
Contractor will be required to provide four Dirtbags™ with one prepared for operation prior 
to commencing any trenching operations. 

7. Silt logs are an option for stone check dams and may be substituted provided the devices are 
well anchored. 

8. Sorbent booms are intended to capture oils and the asphalt sheen from paved surfaces and 
shall be installed in all catch basins before pavement is installed. 

VIII. TEMPORARY EROSION/SEDIMENTATION CONTROL MEASURES  

The following are planned as temporary erosion/sedimentation control measures during 
construction: 
 
1. The primary and most effective soil erosion and sediment control measure is proactive work 

scheduling to minimize exposure of erodible soils.  The Contractor will make every effort to 
promptly stabilize and disturbed areas on the site.  This will limit exposure of native soils 
and fill materials and provide a stable surface with minimal erosion potential. 

2. Crushed stone-stabilized construction entrances shall be placed at any construction access 
points to disturbed work areas from adjacent pavement.  Construction entrances shown on 
the drawings should be considered illustrative and will need to be adjusted as appropriate 
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and located at any area where there is the potential for tracking of mud and debris onto 
existing roads or driveways.  Stone stabilized construction entrances will require the stone to 
be removed and replaced, as it becomes covered or filled with mud and material tracked by 
vehicles exiting the site. 

3. Siltation fence shall be installed along the downgradient side of the proposed improvement 
areas.  The silt fence will remain in place and properly maintained until the site is acceptably 
stabilized.  Silt fence needs to be checked to insure the bottom is properly keyed in and 
inspected after significant rains.  Wood chips from clearing are often used on the 
construction site of the silt fence to provide an extra margin of safety and security for the silt 
fence.  This practice is encouraged, provided the chips are removed when the fence is 
removed. 

4. Dirtbags™ shall be installed in accordance with the details in the plan set.  The Dirtbags’™ 
function on the project is to receive any water pumped from excavations during construction.  
A Dirtbag™ shall be installed and prepared for operation prior to any trenching on site.  
When Dirtbags™ are observed to be at 50% capacity, they shall be cleaned or replaced.  
Stone under the Dirtbag™ shall be removed and replaced concurrently with the replacement 
of the Dirtbag™. 

5. Temporary stockpiles of common excavation will be protected with silt fence barriers and 
temporary mulch, as appropriate: 

6. Stone check dams, silt logs, or hay bale barriers will be installed at any evident concentrated 
flow discharge points during construction and earthwork operations 

7. Silt fencing with a maximum stake spacing of 6 feet should be used, unless the fence is 
supported by wire fence reinforcement of minimum 14 gauge and with a maximum mesh 
spacing of 6 inches, in which case stakes may be spaced a maximum of 10 feet apart.  The 
bottom of the fence should be properly anchored a minimum of 6” per the plan detail and 
backfilled.  Any silt fence identified by the owner or reviewing agencies as not being 
properly installed during construction shall be immediately repaired in accordance with the 
installation details. 

  
8. Storm drain catch basin inlet protection shall be provided through the use of stone sediment 

barriers or a premanufactured SiltSack™ as distributed by A. H. Harris Company, Portland, 
Maine.  Stone sediment barrier installation details are provided in the plan set.  The barriers 
or SiltSacks™ shall be inspected after each rainfall and repairs made as necessary, including 
the removal of sediment.  Sediment shall be removed and the barrier or SiltSack™ restored 
to its original dimensions when the sediment has accumulated to one-half the design depth of 
the barrier.  Sediment shall be removed from SiltSacks™ as necessary.  Inlet protection shall 
be removed when the tributary drainage area has been stabilized. 

 
9. All slopes steeper than 4:1 shall receive erosion control blanket.  All blanket shall be 100% 

biodegradable, consisting of a coir fiber matrix in a double (top and bottom) jute fabric net 
(north American Green©, Bionet®, C125BN, or approved equal. 

 
10. Areas of visible erosion and the temporary sediment sumps shall be stabilized with crushed 

stone.  The size of the stone shall be determined by the contractor’s designated representative 
in consultation with the Owner. 

 
11. All catch basins which receive runoff from current or paved areas being constructed as part 

of this project shall have a sorbent boom installed prior to placing the basin in operation 
installing binder pavement, or overlays. 
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IX. SPECIAL MEASURES FOR SUMMER CONSTRUCTION 

The summer period is generally optimum for construction in Maine, but it is also the period 
when intense short duration storms are most common, making denuded areas very susceptible to 
erosion, when dust control needs to be the most stringent, and when the potential to establish 
vegetation is often restricted by moisture deficit.  During these periods, the Contractor must: 
 
Implement a program to apply dust control measures on a daily basis except those days where the 
precipitation exceeds 0.25 inch.  This program shall extend to and include adjacent streets. 
 
1. Spray any mulches with water after anchoring to dampen the soil and encourage early 

growth.  Spraying may be required several times.  Temporary seed may be required until the 
late summer seeding season. 

 
2. Cover stockpiles of fine-grained materials, or excavated soils which are susceptible to 

erosion.  To protect from the intense, short-duration storms which are more prevalent in the 
summer months. 

 
3. Take additional steps needed, including watering, or covering excavated materials to control 

fugitive dust emissions to minimize reductions in visibility and the airborne disbursement of 
fine-grained soils.  This is particularly important given the potential presence of soil 
contaminants, and the proximity of along the adjacent streets and properties. 

 
These measures may also be required in the spring and fall during the drier periods of these 
seasons. 
 

X. PERMANENT EROSION CONTROL MEASURES 

The following permanent erosion control measures have been designed as part of the 
Erosion/Sedimentation Control Plan: 
 
1. The drainage conveyance systems have been designed to intercept and convey the 25-year 

storm. 
 
2. All areas disturbed during construction, but not subject to other restoration (paving, riprap, 

etc.), will be loamed, limed, fertilized, mulched, and seeded.  Fabric netting, anchored with 
staples, shall be placed over the mulch in areas where the finish grade slope is greater than 
10 percent.  Native topsoil shall be stockpiled and temporarily stabilized with seed and 
mulch and reused for final restoration when it is of sufficient quality. 

  
3. Catch basins shall be provided with sediment sumps for all outlet pipes that are 12” in 

diameter or greater or where winter sand use is contemplated.  A sediment collection shall be 
installed in all basins. 

 
XI. TIMING AND SEQUENCE OF EROSION/SEDIMENTATION CONTROL MEASURES 

The following construction sequence shall be required to insure the effectiveness of the erosion 
and sedimentation control measures is optimized. 
 
The following construction sequence is required: 
 
1. Install construction entrances. 

2. Install safety and construction fence to secure the site for demolition. 

3. Install inlet protection at catch basins within the site. 



 

 6  

4. Install all siltation fence and perimeter controls. 

5. Conduct demolition activities including salvage of materials that can be used for site work 
aggregate. 

6. Construct activities on the site to optimize the handling of materials and restrict the denuded 
areas to the time stipulated. 

7. Install underground utilities and storm drain piping. 

8. Construct parking lots and drives in segments which will comply with the limitations for 
denuded areas of the plan. 

9. Install solvent catch basin logs or booms. 

10. Install binder pavement. 

11. Install curbs. 

12. Landscape (loam and seed). 

13. Install surface pavements. 

14. Install striping, signage, and miscellaneous site improvements. 

15. Review and punch the site. 

16. Remove any temporary erosion control measures. 

 
It is anticipated that site work will be complete and the site will be fully stabilized before the 
onset of winter.  However, should site activities continue after November 1st, the General 
Contractor shall schedule a meeting with the Owner, a representative of City of Portland DPS 
and Owner’s representatives to review the site for conformance with the plan and to review the 
need for additional erosion control measures.  This meeting shall be scheduled at least 10 days 
prior to October 1st.  The Owner may elect to provide the Contractor with a punch list for 
measures to be completed to satisfy this erosion control plan before the interim shutdown.  The 
Owner’s punch list shall not obviate the Contractor’s responsibility for compliance with the 
erosion control requirements of the project or permits. 
 

XII. CONTRACTING PROCEDURE 

The project will be constructed by a General Contractor under contract to the Owner/Applicant.  
The Contractor shall submit a schedule for the completion of the work, which will satisfy the 
following criteria: 
 
1. The above construction sequence should generally be completed in the specified order; 

however, several separate items may be constructed simultaneously.  Work must also be 
scheduled or phased to prevent the extent of the exposed areas as specified below.  The 
intent of this sequence is to provide for erosion control and to have structural measures such 
as silt fence and construction entrances in place before large areas of land are denuded. 

2. The work shall be conducted in sections which will: 

a) Limit the amount of exposed area to those areas in which work is expected to be 
undertaken during the proceeding 30 days. 

b) Stabilize disturbed areas as rapidly as possible.  All areas shall be permanently stabilized 
within 7 days of final grading and temporarily stabilized within 7 days of initial 
disturbance or before a predicted storm event of over ½” of rain. 

c) Incorporate planned inlets and drainage system as early as possible into the construction 
phase.   
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4. The area of denuded, non-stabilized construction shall be limited to the minimum area 

practicable.  An area shall be considered to be denuded until the subbase gravel is installed in 
parking areas, or the areas of future loam and seed have been loamed, seeded, and mulched, 
or stabilized with erosion control blanket. 

5. The schedule shall be subject to the approval of the Owner. 

7. The Contractor must maintain an accurate set of record drawings indicating the date when an 
area is first denuded, the date of temporary stabilization, and the date of final stabilization.  
On October 1 of any calendar year, the Contractor shall submit a detailed plan for stabilizing 
the site for the winter and a description of what activities are planned during the winter. 

8. The Contractor must install any added measures which may be necessary to control 
erosion/sedimentation and fugitive dust emissions from the site, with adjustments made 
dependent upon forecasted and actual site and weather conditions. 

 
XIII. PROVISIONS FOR MAINTENANCE OF THE EROSION/SEDIMENTATION 

CONTROL FEATURES 

The project will be contracted by the Owner.  The Contractor shall prepare a list and designate 
by name, address and telephone number all individuals who will be responsible for 
implementation, inspection, and maintenance of all erosion control measures identified within 
this section and as contained in the Erosion and Sedimentation Control Plan of the contract 
drawings.  Specific responsibilities of the inspector(s) will include: 
 
1. Execution of the Contractor/Subcontractor Certification contained in Attachment B by any 

and all parties responsible for erosion control measures on the site. 

2. Assuring and certifying the Owner’s construction sequence is in conformance with the 
specified schedule of this section.  A weekly certification stating compliance, any deviations, 
and corrective measures necessary to comply with the erosion control requirements of this 
section shall be prepared and signed by the inspector(s). 

3. In addition to the weekly certifications, the inspector(s) shall maintain written reports 
recording construction activities on site which include: 

· Dates when major grading activities occur in a particular areas. 

· Dates when major construction activities cease in a particular area, either temporarily or 
permanently. 

· Dates when an area is stabilized. 

4. Inspection of this project work site on a weekly basis and after each significant rainfall event 
(0.5 inch or more within any consecutive 24-hour period) during construction until 
permanent erosion control measures have been properly installed and the site has been 
stabilized.  Inspection of the project work site shall include: 

· Identification of proper erosion control measure installation in accordance with the 
erosion control detail sheet or as specified in this section. 

· Determine whether each erosion control measure is properly operating.  If not, identify 
damage to the control device and determine remedial measures. 

· Identify areas which appear vulnerable to erosion and determine additional erosion 
control measures which should be used to improve conditions. 

· Inspect areas of recent seeding to determine percent catch of grass.  A minimum catch of 
90 percent is required prior to removal of erosion control measures. 
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· All erosion controls shall be removed within 30 days of permanent stabilization except 
for mulch and netting not detrimental to the project.  Removals shall include but not be 
limited to all silt fence, hay bales, inlet protection, and stone check dams. 

· Accumulated silt/sediment should be removed when the depth of sediment reaches 50 
percent of the barrier height.  Accumulated silt/sediment should be removed from behind 
silt fencing when the depth of the sediment reaches 6 inches. 

· Silt sacks should be removed and replaced at least every three months and at any time 
where the weekly inspection reveals that siltation has significantly retarded the rate of 
flow through the silt sack. 

5. If inspection of the site indicates a change should be made to the erosion control plan, to 
either improve effectiveness or correct a site-specific deficiency, the inspector shall 
immediately implement the corrective measure and notify the Owner of the change. 

 
All certifications, inspection forms, and written reports prepared by the inspector(s) shall be filed 
with the Owner, and the Permit File contained on the project site.  All written certifications, 
inspection forms, and written reports must be filed within one (1) week of the inspection date. 
 
The Contractor has sole responsibility for complying with the erosion/sediment control 
report, including control of fugitive dust, and shall be responsible for any monetary 
penalties resulting from failure to comply with these standards. 
 
The contract specifications for erosion and sedimentation control have additional 
requirements and are appended to this narrative. 
 
Once construction has been completed, long-term maintenance of the stormwater management 
system will be the responsibility of the applicant.  Operation and maintenance items with a list of 
maintenance requirements and frequency are listed in the Stormwater Management Report for 
this project. 
 

XIV. PRECONSTRUCTION CONFERENCE 

Prior to any construction at the site, representatives of the Contractor, the Architect, the Owner, 
and the site design engineer shall meet to discuss the scheduling of the site construction and the 
designation of the responsible parties for implementing the plan.  The Contractor shall be 
responsible for scheduling the meeting.  Prior to the meeting, the Contractor will prepare a 
detailed schedule and a marked-up site plan indicating areas and components of the work and key 
dates showing date of disturbance and completion of the work.  The Contractor shall conduct a 
meeting with employees and sub-contractors to review the erosion control plan, the construction 
techniques which will be employed to implement the plan, and provide a list of attendees and 
items discussed at the meeting to the Owner.  Three copies of the schedule, the Contractor’s 
meeting minutes, and marked-up site plan shall be provided to the Owner. 
 

XV. ATTACHMENTS 

Attachment A –Sample Erosion Control Compliance Certification and Inspection Forms 
 

XVI. PLAN REFERENCES 

Grading, Drainage and Erosion Control Plan 
 
 



 

 

ATTACHMENT A 
 
 
 

Sample Erosion Control Compliance  
Certification and Inspection Forms 

 
 



 

 

CONTRACTOR/SUBCONTRACTOR CERTIFICATION 

 

PROJECT INFORMATION 

Project Name:  Motherhouse Senior Housing 

Address:  605 Stevens Avenue, Portland, Maine 

 

CONTRACTOR/SUBCONTRACTOR INFORMATION 

Firm Name: 

Address: 

Telephone: 

Type of Firm: 
 

CERTIFICATION STATEMENT 

“I certify under penalty of law that I understand the terms and conditions of the Maine 
Construction General Permit (MCGP) permit that authorizes the stormwater discharges 
associated with construction activity from the project site identified as part of this certification.” 

     
Signature    

      
Typed Name    

     
Title     

     
Date     

 
 



 

 

SOIL EROSION AND SEDIMENT CONTROL 
 

INSPECTION REPORT 

 

PROJECT INFORMATION 

Project Name:  Motherhouse Senior Housing 

Address:  605 Stevens Avenue, Portland,  Maine 

 
INSPECTOR INFORMATION 

Inspector Name:             

Firm:               

Title:               

Qualifications:             

 

INSPECTION SUMMARY 

Date of Inspection:             

Major Observations:             

             

             

             

 

THE FACILITY IS IN COMPLIANCE WITH THE STORMWATER POLLUTION 
PREVENTION PLAN WITH THE FOLLOWING EXCEPTIONS: 

             

             

             

             

 

ACTIONS NECESSARY TO BRING FACILITY INTO COMPLIANCE: 

             

             

 

REQUIRED MODIFICATIONS TO STORMWATER POLLUTION PREVENTION PLAN 
(MUST BE IMPLEMENTED WITHIN 7 DAYS OF INSPECTION): 

             

             

             

             



 

 

 

CERTIFICATION STATEMENT: 

“I certify under penalty of law that this document and all attachments were prepared under my 
direction or supervision in accordance with a system designed to assure that qualified personnel 
properly gathered and evaluated the information submitted.  Based on my inquiry of the person 
or persons who manage the systems, or those persons directly responsible for gathering the 
information, the information submitted is, to the best of my knowledge and belief, true, accurate, 
and complete.  I am aware that there are significant penalties for submitting false information, 
including the possibility of find and imprisonment for knowing violations.” 

     
Signature    

      
Typed Name    

     
Title     

     
Date     
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SYM NOTES SIZE / TYPE REMOVE Y / N

1 SCRAPPY HONEYSUCKLE - MAY WANT TO REMOVE 8" DEC Y

2 PRUNE 4" V

N

3 DEAD SHRUB W/ INVASIVES GROWING IN IT 5" DEC

Y

4 SPRUCE IN BAD SHAPE 10" CON

Y

6 SHRUB IN POOR CONDITION W/ INVASIVES GROWING IN IT 5" DEC

Y

7 SHRUBS TO BE REMOVED DEC

Y

8 OAK TREE TO BE REMOVED FOR DEVELOPMENT 28" DEC

Y

9 SPRUCE TO BE REMOVED AND RELOACATED 3"  CON

Y

10

(3) OAK TO BE REMOVED FOR DEVELOPMENT
18",18",12" DEC

Y

11 HEMLOCK TO BE REMOVED FOR DEVELOPMENT 10"

Y

12

(8) EVERGREEN TREES TO BE REMOVED (1 PINE, 7 CEDAR) (1) 20", (7) 7"

Y

14 MAPLE IN POOR SHAPE TO BE REMOVED FOR DEVELOPMENT 24" DEC

Y

15

NORWAY MAPLE W/ SOME TRUNK ROT TO BE REMOVED FOR

DEVELOPMENT

15" DEC

Y

16 NORWAY MAPLE TO BE REMOVED 24" DEC

Y

17

6 SHRUBS TO BE REMOVED ( 5 YEWS, 1 LILAC)

5' HT +/-

Y

18 CRABAPPLE TO BE REMOVED 5" DEC

Y

19 LILAC SHRUB TO BE RMOVED 5' HT +/-

Y

20 PURPLE NORWAY MAPLE 26" DEC

Y

21

(19 SHRUBS) REMOVE ALL FOUNDATION PLANTING SHRUBS, MOSTLY

YEWS

3-4' HT

Y

22 5 DECIDUOUS OAK TREES TO BE REMOVED
12", 12",12", 20",14"

Y

1

2

3

4

6

7

8

9

10

11

12

14

15

16

18

19

21

TREE REMOVAL ANALYSIS

SYM NOTES SIZE / TYPE REMOVE Y / N

1 SCRAPPY HONEYSUCKLE - MAY WANT TO REMOVE 8" DEC ?

2 OLD HAWTHORN WITH POOR FORM - REMOVE? 4" V

?

3 DEAD SHRUB W/ INVASIVES GROWING IN IT 5" DEC

Y

4 SPRUCE IN BAD SHAPE 10" CON

Y

5 OVERGROWN HYDRANGEAS - REMOVE SOME / ALL OR PRUNE 6 - 8' DEC

?

6 SHRUB IN POOR CONDITION W/ INVASIVES GROWING IN IT 5" DEC

Y

7

OVERGROWN CEDAR TREES  - REMOVE FOR PATH OR KEEP AND

ADJUST PATH

(2) 6" CON

?

8

2 SHRUBS TO BE REMOVED (1 LILAC ? 1 HAWTHORN)

DEC

Y

9 MASSING OF SHRUBBY VOLUNTEER SPECIES DEC

Y

10 TREE TO BE REMOVED FOR  DEVELOPMENT 3" DEC

Y

11 TREE TO BE REMOVED FOR  DEVELOPMENT - MAY BE ABLE TO SAVE 8" DEC

Y

12 TREE TO BE REMOVED FOR  DEVELOPMENT 4" DEC

Y

13 TREE TO BE REMOVED FOR  DEVELOPMENT 8" DEC

Y

14 TREE TO BE REMOVED FOR  DEVELOPMENT 4" DEC

Y

15 TREE TO BE REMOVED FOR  DEVELOPMENT 6" CON

Y

16 TREE TO BE REMOVED FOR  DEVELOPMENT 8" CON

Y

17 TREE TO BE REMOVED FOR  DEVELOPMENT 3" CON

Y

18 TREE TO BE REMOVED FOR  DEVELOPMENT

(2) 3" CON

Y

19 TREE TO BE REMOVED FOR  DEVELOPMENT 8" DEC

Y

20 TREE TO BE REMOVED FOR  DEVELOPMENT 5" DEC

Y

21

(10) OAKS TO BE REMOVED FOR DEVELOPMENT

12-28" DEC

Y

22

(2) YEW SHRUBS TO BE REMOVED FOR DEVELOPMENT (2) 3' WIDTH CON

Y

23

(3) OAK TO BE REMOVED FOR DEVELOPMENT
9", 12", 14" DEC

Y

24

(2) OAKS TO BE REMOVED FOR DEVELOPMENT
8", 12" DEC

Y

25 DEAD WOOD STANDING -

Y

26

(2) DECIDUOUS TREES TO BE REMOVED FOR DEVELOPMENT
6", 8" DEC

Y

27

(3) OAK TO BE REMOVED FOR DEVELOPMENT
18",18",12" DEC

Y

28 HEMLOCK TO BE REMOVED FOR DEVELOPMENT 10"

Y

29

(2) OAKS MAY NEED TO BE REMOVED - SHOULD BE SAVED IF POSSIBLE
28", 24"

?

30

(8) EVERGREEN TREES TO BE REMOVED (1 PINE, 7 CEDAR) (1) 20", (7) 7"

Y

31

NORWAY MAPLE  IN FAIR CONDITION TO BE REMOVED FOR

DEVELOPMENT

16" DEC

Y

32 MAPLE IN POOR SHAPE TO BE REMOVED FOR DEVELOPMENT 24" DEC

Y

33

NORWAY MAPLE W/ SOME TRUNK ROT TO BE REMOVED FOR

DEVELOPMENT

15" DEC

Y

34 NORWAY MAPLE TO BE REMOVED 24" DEC

Y

35
(2) MAPLES TO BE REMOVED 20", 29" DEC

Y

36
(5-7) ARBORVITAE SHRUBS TO BE REMOVED

6' TALL +/- CON

Y

37 DECIDUOUS TREE TO BE REMOVED FOR DEVELOPMENT 24" DEC

Y

38 DECIDUOUS TREE TO BE REMOVED FOR DEVELOPMENT 48" DEC

Y

39
CATALPA TREE - CAN IT BE SAVED, OR TOO CLOSE TO FIELD?

36" DEC

?

40
APPROX 4,000 SF OF WOODED AREA CLEARED

41 CRABAPPLE TO BE REMOVED 5" DEC

Y

42 PURPLE NORWAY MAPLE - CAN SAVE IF EX. EOP IS HELD 24" DEC

?

43

(19 SHRUBS) REMOVE ALL FOUNDATION PLANTING SHRUBS, MOSTLY

YEWS

-

?

44

45

46

47

17

20

14

LEGEND:
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PLANT LIST SHRUBS, GROUNDCOVERS, GRASSES

1. CONTRACTOR SHALL BEGIN MAINTENANCE IMMEDIATELY AFTER PLANTING AND SHALL

CONTINUE UNTIL FINAL ACCEPTANCE.  CONTRACTOR SHALL BE RESPONSIBLE FOR ALL

MEANS AND METHODS OF WATERING AND MAINTENANCE.

2. CONTRACTOR SHALL SUPPLY PLANTS IN QUANTITIES SUFFICIENT TO COMPLETE WORK

SHOWN ON THE PLAN.  ANY DISCREPANCY BETWEEN THE QUANTITIES SHOWN IN THE PLANT

SCHEDULE AND THOSE REQUIRED ON THE PLAN SHALL NOT ENTITLE THE CONTRACTOR TO

ADDITIONAL RENUMERATION. ANY DESCREPANCIES SHALL BE CLARIFIED WITH THE

LANDSCAPE ARCHITECT PRIOR TO ORDERING PLANT MATERIAL.

3. ALL MATERIALS SHALL CONFORM TO SPECIFICATIONS OF THE AMERICAN STANDARDS FOR

NURSERY STOCK (LATEST EDITION) AS SET FORTH BY THE AMERICAN ASSOCIATION OF

NURSERYMEN.

4. ALL PLANTS SHALL BEAR THE SAME RELATIONSHIP TO FINISH GRADE AS THE ORIGINAL

GRADES BEFORE DIGGING.

5. THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIALS FOR ONE (1) FULL

YEAR FROM DATE OF SUBSTANTIAL COMPLETION.

6. ALL PLANT MATERIALS ARE SUBJECT TO THE APPROVAL OF THE LANDSCAPE ARCHITECT AT THE

NURSERY AND AT THE SITE.

7. ALL PLANT BEDS SHALL MEET MINIMUM TOPSOIL REQUIREMENTS (SEE SPECIFICATIONS).

8. NO PLANT MATERIAL SHALL BE INSTALLED UNTIL GRUBBING, BED PREPARATION, AND FINISH

GRADING HAS BEEN COMPLETED IN THE IMMEDIATE AREA.

PLANT LIST - TREES

Prunus sargentii Sargent Cherry B&B

Amelanchier x grandiflora 'Autumn Brilliance ' Serviceberry

3" -3  12" CAL. B&B

AG

PS

Acer rubrum Red Maple

6'-7' HT. MULTI STEMMED CLUMP

AR

rhus aromatica 'Gro-Low' #2 CONTRA
MD

Fragrant Sumac
microbiota decussata Siberian Carpet Cypress #3 CONT

12" 0.C.

24" 0.C.

Sweet Pepperbush # 7clethra alnifolia ' September Beauty' CONTCA

hydrangea quercifolia 'Ruby Slipper'' Oakleaf Hydrangea # 5HQ CONT

Creeping Liriope 1 qtliriope spicataLS

Dwarf FothergillaFothergilla gardeniiFG # 7 CONT

24" 0.C.
2"-3" CAL.

Densa Inkberry # 7Ilex Galabra 'Densa' CONTIG
CONT

NOTES:

X
X
X
X
X
X
X
X

QTY SYM BOTANICAL  NAME COMMON  NAME SIZE REMARKS SYM BOTANICAL  NAME COMMON  NAME SIZE REMARKSQTY

X
X
X

X

X
X
X

LEGEND:

Aesculus x carnea 'Briotii' Red Horsechestnut

Platanus x acerifolia London Planetree

Acer saccharum 'Green  Mountain' Green Mountain Sugar MapleAS
AC

PA
Malus 'Prairiefire' Flowering CrabappleMP

3"-3 12" CAL.
2"-2 12" CAL.

3"-3 12" CAL.

Catalpa speciosa Northern Catalpa 3"-3 12" CAL.

B&B
B&B
B&B

B&B
B&B

3"-3 12" CAL.

CS

Hamamelis intermedia 'Arnold Promise'
Witchhazel

4-5'HI B&B
X

Viburnum p.t. 'Shasta' 4-5' B&BVP Shasta Doublefire Viburnum

PLANT LIST  - RAIN GARDEN MIX
BOTANICAL NAME COMMON NAMESYB.QUANTITY

andropogon scoparius Little Bluestem
Moist Mesic Dry Size

X X
deschampsia cespitosa Tufted Hair Grass X X

Wet

cornus sericea 'farrow' Arctic Fire Dogwood

rudbeckia fulgida

Blue Flag Iris

aster novae-angliae

eupatorium fistulosum

iris versicolor

New England Aster

Joe Pye Weed

echinacea purpurea Purple Coneflower

black-eyed susan

X X X

X X X

X X

X X

X X

X X

vaccinium corybosum Highbush Blueberry X X
18
18

26
36

# 1
# 1
# 1
# 1
# 1

60
60
30
60
60

# 5
# 5

# 3
# 3

X
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Zelcova serrata ' Green Vase' Zelcova B&BZS 3"-3 1/2" CAL.X

RELOCATED SPRUCE

RAINGARDEN MIX

1,200 SF +/-

RAINGARDEN MIX

500 SF +/-

POLE LIGHT, TYP
SEE SPECS

POLE LIGHT, TYP
SEE SPECS

POLE LIGHT, TYP
SEE SPECS



PLACE 1.5" THICK LEAF BASED COMPOST

LAYER THROUGHOUT TREE ZONE. DO NOT

STORE ANY MACHINERY OR MATERIALS

WITHIN AREA OF THE PROTECTION

FENCE.

EXISTING TREE TO REMAIN

6' SNOW FENCE AT

DRIPLINE OF TREE.

PLAN

TREE PROTECTION FENCE: 6'-0" SNOW FENCE.

METAL POSTS SHALL BE 6' O.C. MAXIMUM.

EXISTING TREE TO REMAIN

ELEVATION

6' TALL WOOD SLAT FENCING, SLATS

TO BE SPACED 2" O.C. MAX.

NOTE:

TREE PROTECTION FENCING TO REMAIN

FOR DURATION OF PROJECT UNLESS

OTHERWISE DIRECTED BY LANDSCAPE

ARCHITECT

DRIP LINE

(DETERMINED

IN FIELD BY

LANDSCAPE

ARCHITECT.)

INSTALL TREE PLUMB PRUNE TO REMOVE DAMAGED

BRANCHES FOLLOWING ISA GUIDELINES DO NOT PRUNE

LEADER ARBOR GUARD TREE GUARD OR APPROVED EQUAL
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                PLANNING BOARD REPORT 

               PORTLAND, MAINE 
 

  Bank/Office Building with Bank Drive-through, 20 Marginal Way 

         Level III Conditional Use and (Level II) Site Plan 

         Bangor Savings Bank, Applicant 

Project #:   2015-080 

CBL 113  A025001 
 

Submitted to:  Portland Planning Board 

Public Hearing Date: July 14
th

, 2015 

Prepared by:  Jean Fraser, Planner 

Date:   July 10
th

, 2015 
 

I.  INTRODUCTION 

Bangor Savings Bank has applied for conditional use and site plan approval for a three story (7,284 sq ft floorspace) 

bank and office building, including a drive-through for the bank at the rear of the building.  The lot at 20 Marginal 

Way is 17,862 sq ft and located within the B-7 zone.   The proposal includes 24 parking spaces and landscaping. 
 

The Board saw this proposal at a conceptual stage when reviewing 

the Bank’s request for a text amendment to the B7 drive-through 

conditions. In June the City Council approved the text amendments 

which support the proposal by allowing this smaller scale of 

floorspace in the development. 
 

Staff have brought the associated site plan and conditional use 

application direct to a Hearing as the proposal is similar in all key 

respects to the proposal presented during the meetings on the text 

amendments and the applicant met with staff to resolve design 

details during that review. 
 

This use requires a conditional use permit to be approved by the 

Planning Board and to meet the requirements of the B-7 Conditional 

Use standards (§14-296(a)1(c)) as well as the B7 Design Standards.     
 

II.  REQUIRED REVIEWS  

Applicant’s Proposal Applicable Standards 

New structure of 7,284 sq ft Level II Site Plan 

Bank Drive-through in B7 zone Level III Conditional Use in the B7 zone (§14-296(a)1(c)) 

 

III.  WAIVER REQUESTS  

Note:  the applicant originally requested a waiver from Parking Lot Landscaping but now intends to meet the 

Ordinance requirements. (See section IX C ii) 
 

Applicant’s Proposal Applicable Standards 

Driveway Separation:  The proposed drive access 

does not meet separation standards in relation to 

the PO access. 

Technical Manual Section 1.7.1.7 Location and spacing of 

driveways specifies minimum spacing of driveways.  Staff support 

this waiver. 

Bicycle Parking Dimensional Standards:  the 

proposed bike racks are closer to the building 

than specified by the standards due to limited site 

area, but the required spaces will be accessible 

from the non-building side. 

Technical Manual Section 1.15.2 Placement of off street bicycle 

parking racks requires a 24” separation form a building to allow 

access. The proposal provides 12” but does not count the parking 

spaces on that side towards the total required and the waiver is 

supported by staff. 

Building Signage:  the Master Signage Plan (Plan 

P12) proposes more signs than allowed by the 

standards and incorporates materials that are not 

mentioned in the standards. 

B7 Mixed Use Urban District Zone Design Principles and 

Standard E-16: Signage specifies the number of building signs 

allowed and associated technical specifications. Staff support the 

waiver for materials but not for the number of proposed signs. 
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Glass Transparency:  the applicant is requesting a 

waiver from the B7 Design Standards because of 

the need to take account of the solar gain on the 

south facing large windows 

B7 Mixed Use Urban District Zone Design Principles and 

Standard E-13: Transparency specifies that windows that have 

daylighting application on all levels of the façade shall use glass 

with a visible transmittance (VT) value of .7 or greater, which 

looks clear. . . .  Opaque, heavily tinted or reflective glass shall not 

be used at the pedestrian level unless it can be demonstrated that 

the building program precludes the use of transparent glass. Staff 

needs more information and a sample before a recommendation 

can be made.  A condition of approval regarding the window 

design is suggested.  See Design Review comments (Att. 6). 

 

IV.  PROJECT DATA 

SUBJECT DATA 

Existing Zoning B- 7 

Existing Use Car Wash 

Proposed Use Bank , offices and bank drive-through 

(new building) 

Parcel Size 17,862 sq ft 

Impervious Surface Area 

--Existing 

--Proposed 

--Net Change 

 

15,579 sq ft 

15,976 sq ft 

   +397sq ft 

Total Disturbed Area Approx 85,000 sq ft 

Building  Footprint 

--Existing 

--Proposed 

--Net Change 

 

2,706 sq ft 

2,100 sq ft 

  (606 sq ft) 

Building  Floor Area 

--Existing 

--Proposed 

--Net Change 

 

2,706 sq ft 

7,284 sq ft 

+4,578 sq ft 

Parking Spaces 

-Existing 

-Proposed 

# handicapped 

 

  9 

24 

  2 

Bicycle parking Spaces 

-Existing 

-Proposed 

 

0 

2 

Estimated cost of the project  $1,800,000 

 

V.  BACKGROUND AND EXISTING CONDITIONS 

Zoning 

The applicant has requested and received a text amendment to the B7 Conditional Use requirements that apply to this 

proposal to allow bank drive-throughs in buildings with a smaller floor area than 20,000 sq ft.  The Planning Board 

reviewed the text amendments in early 2015. During that review the applicant submitted detailed site plan proposals 

and associated renderings and details, although at the time staff clearly indicated that a detailed site plan review had 

not been undertaken (for example, in respect of architectural design, lighting, landscaping etc).  The amended text 

added requirements for “...storefront windows, entries, and interior public space oriented to and visible from the 

street, with front entry access facing the street and directly accessible from the public sidewalk” which need to be 

addressed in the site plan. 
 

Existing conditions 

The existing site is a busy car wash housed in a single-story building (approx. 2700  sq ft).  The owner obtained 

traffic generation information in mid-2014 (see Attachment F) that indicated that this use generates up to 118 

trips/hour during the peak hour. 



Planning Board Public Hearing                                                                        Bangor Savings Bank/Offices/Drive Through 20 Marginal Way 
July 14, 2015                                                                                                                           Page 3 

 

O:\PLAN\Dev Rev\Marginal Way - 20 (Bank with Drive Thru)\Planning Board\Hearing 7.14.2015\Report\PB Hearing B7 Bank Drive Thrus Site Plan & Cond Use.doc 

3 

 

 

 

 

 

 

 

 

 

 

 

 

 

To the east the site abuts the Post Office site (an expanse of paved area/parking) which is separated by a chain link 

fence.  To the west is an area of mature conifers that is part of a site owed by Central Maine Power, with the north 

boundary along MDOT and that buffers the Rt I-295 interchange.  

  

VI.  PROPOSED DEVELOPMENT 

The proposals are described in Attachments  A, B, C and D and illustrated in the attached Plan Set.  The existing car 

wash is proposed to be demolished and replaced with: 

 A new three story mainly brick bank/office building using high quality materials; 

 Strong and attractive interface with Marginal Way, including elements identified by and integrated with the 

Marginal Way Improvement Plan; 

 Double drive-through located behind the building with any stacking away from Marginal Way; 

 Inclusion of "green" initiatives such as the prominent solar panels and Electric Vehicle Charging Stations.   
 

Since the development of the Concept Plan for the zoning amendments, the applicant has worked with staff to 

improve the elevation design, door entrances facing Marginal Way, pedestrian accommodations, landscaping and 

treatment along the frontage, as shown in a comparison of the plans below: 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

              
 

              ZONING CONCEPT                                                  CURRENT FINAL PROPOSAL  
         (Landscape Plan in Plan P10) 

 

The final elevations are shown in architectural format and renderings (with and without signage) in Plans P12 and 

P13, with details in Plans P14 and P15.  The extracts below give an indication of the design and this is discussed in 

greater detail in section IX C iv below Design Review: 
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     From Marginal Way       From I-295 and interchange   

 

VII. PUBLIC COMMENT  

A notice of this Hearing was sent to 49 property owners within 500 feet and interested citizens, and appeared in the 

July 3
rd 

/ 6
th
,  2015 editions of the Portland Press-Herald.  A Neighborhood Meeting is not required for this project 

and the Planning Division has not received any public comments since the two letters of support that were received 

during the text amendment review. 
 

VIII. RIGHT, TITLE AND INTEREST AND FINANCIAL/TECHNICAL CAPACITY 

The owner of the property has entered into a term sheet for the lease of the site to Bangor Savings Bank; this is 

included in Attachment E. 
 

IX.  STAFF REVIEW 
 

A. ZONING ASSESSMENT  
The proposal is a conditional use in the B7 zone and meets all of the B7 dimensional requirements and the parking 

requirements of Division 20. 
 

The B7 zone includes a particular requirement (14-332.2.c) for the submission of a parking analysis and for the 

Planning Board to establish the parking requirement for the project.  The applicant has submitted a parking analysis 

(Attachment  J) which supports the proposed parking at 24 spaces.  Staff support the proposed parking and a 

suggested condition of approval allows the Board to document that this is the established requirement. 
 

B. CONDITIONAL USE REVIEW 

The applicant has submitted an analysis of how the proposal meets the B7 Conditional Use Standards (Attachment 

C) and staff confirm that the project meets the requirements of the amended standards as follows: 
 

Sec.14-296. Conditional uses. 
(a) The following uses shall be permitted as conditional uses in the B-7 zone 

as provided in section 14-474 (conditional uses), provided that, 

notwithstanding section 14-474 (a) or any other provision of this 

code,  the planning board shall be substituted for the board of appeals as 

the reviewing authority:  

1. Commercial use: 
  a. Meeting, convention and exhibition halls limited to a total of 

twenty-five thousand (25,000) gross square feet of interior floor 

area. 

  b. Wholesaling, providing that the wholesale operation is associated 

with an onsite retail establishment and that the wholesaling 

component of the facility occupies a building gross floor area of 

less than fifteen thousand (15,000) square feet. 
 

   c. Drive-up banking provided that: 

i. The drive-up is accessory to a banking service occupying a 
minimum floor area of four thousand (4,000) square feet; and 
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ii. The drive-up is attached to or included within a building with 
a minimum floor area of twenty thousand (20,000) square feet, 

except that for lots of less than 20,000 square feet and in 

existence as of March 9, 2005, a drive-up may be included in a 

building of less than 20,000 sq ft. 

iii.  The drive-up facility is attached or included within a 
building and/or addition meeting the minimum height of four 

stores in the Bayside Height District A and three stories in 

the Bayside Height Districts B and C.  For the purposes of this 

conditional use, the minimum height exceptions contained in 

Section 14-298 (h) 5, 7, and 8 shall not apply.  
 

Staff comment: The proposal meets the standards as it is in Bayside Height District B which  

  requires a 3- story building at this site.  
  

iv. The first floor of the building shall include banking or other 
retail storefront uses with storefront windows, entries, and 

interior public space oriented to and visible from the street,  

with front entry access facing the street and directly 

accessible from the public sidewalk; and  
 

Staff comment:  The applicant has revised the proposals a number of times to meet this requirement. 

 The lowest floor (see Plan P15) includes a coffee shop and lobby along the large 

 front windows that face directly onto the sidewalk, and the entrance doors have been 

 located to face the street and be directly accessible from the sidewalk.  
 

iv.  All drive-up features, such as automated teller machines and 

service windows, shall not extend nearer than twenty-five (25) 

feet to the street right-of-way line; and 
 

Staff comment: All of these features are at least 30 feet from the street ROW line, and in addition are 

  located behind the building and so generally not viewed from the public domain.  
 

v. The site must have adequate stacking capacity for vehicles 

waiting to use these service features without impeding 

vehicular or pedestrian circulation or creating hazards to 

vehicular or pedestrian circulation on adjoining streets; and 
 

vi. Drive-up vehicle circulation shall not be located between the 

building and any adjacent public streets; and 

 

Staff comment: The proposed vehicle circulation takes the drive-through customers around the 

rearmost drive and then down the west side to enter the drive-through from the 

west.  This provides stacking area along the west boundary of the site and ensures 

that it is not near Marginal Way nor across any pedestrian routes.  
 

vi. The drive-up shall be limited to two vehicle drive-up lanes; 

and 
 

Staff comment:  The proposed drive-through comprises two vehicle lanes.  
 

vii. The location of any drive-up shall be limited to the geographic 

area between Somerset/Kennebec Streets/ I-295/Franklin 

Street/Forest Avenue. 
 

Staff comment: The proposal is located within the area identified for bank drive-throughs, as shown 

   below. 
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The following standards 14-474 apply to all conditional uses: 
 

2. Standards. The Board shall, after review of required materials, 

authorize issuance of a conditional use permit, upon a showing that the 

proposed use, at the size and intensity contemplated at the proposed 

location, will not have substantially greater negative impacts than 

would normally occur from surrounding uses or other allowable uses in 

the same zoning district. The Board shall find that this standard is 

satisfied if it finds that: 

 

a. The volume and type of vehicle traffic to be generated, hours 

of operation, expanse of pavement, and the number of parking spaces 

required are not substantially greater than would normally occur at 

surrounding uses or other allowable uses in the same zone; and 
 

Staff comment:  The traffic generation for the proposed use is a reduction from the previous use 

(Attachment 2) and the parking layout and circulation area is not substantially greater that would 

normally occur at surrounding uses. 
 

b.  The proposed use will not create unsanitary or harmful conditions 

by reason of noise, glare, dust, sewage disposal, emissions to the 

air, odor, lighting, or litter; and 
 

Staff comment:  The proposal would not create harmful conditions.   
 

c. The design and operation of the proposed use, including but 

not limited to landscaping, screening, signs, loading, deliveries, 

trash or waste generation, arrangement of structures, and materials 

storage will not have a substantially greater effect/impact on 

surrounding properties than those associated with surrounding uses or 

other allowable uses in the zone. 
 

Staff comment:  The design and operation of the proposed use is anticipated to have similar effects/impacts 

  as for surrounding uses. 
 

C.  DEVELOPMENT REVIEW (SITE PLAN STANDARDS in Section 14-526) 

The applicant has provided a comprehensive application and additional information and revisions in response to staff 

comments.  The proposed development has been reviewed by staff for conformance with the relevant review 

standards of Portland’s site plan ordinance and applicable regulations, and meets the standards except in a few cases 

where suggested conditions are recommended to fully address site plan standards. 
 

i. Transportation Standards  
Impact on Surrounding Street system, Access and Circulation 

The applicant has provided a Traffic Analysis (Attachment F) which has been reviewed by Tom Errico, Traffic 

Engineering reviewer (Attachment 2); the final comments are: 
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 The applicant has revised the site circulation roadway widths (they have been narrowed slightly) to 

accommodate suggested landscaping enhancements and I find conditions to be acceptable.  Jeff Tarling has 

requested the possible widening of the 2 foot raised concrete island to 3-feet with a reduction of the one-way 

circulatory roadway width from 19 feet to 18 feet.  I am supportive of this change, if deemed necessary. I 

also find the pedestrian facility system to be acceptable given users and site operations. 
 

 The applicant has designed the frontage of the project along Marginal Way according to our suggestions 

and I find it to be acceptable.  I would note that this frontage area should be considered an interim 

streetscape plan as it may change following recommendations identified through the Bayside Transportation 

Master Plan process.  I would note that the project has a net reduction in vehicle traffic (as compared to the 

former car wash) and therefore contributions to the Marginal Way Master Plan fund is not required. 
 

 The proposed driveway does not meet City separation standards with the adjacent Post Office Parking Lot 

Driveway.  I support a waiver from the City’s Technical standards as it is preferred that the driveway 

separation from Forest Avenue be maximized. 
 

Parking:  The Site Plan (Plan P4) shows 24 spaces on the plan, which is slightly over the zoning requirement of 19-

20 spaces. As mentioned above under Zoning in IX A, the Planning Board determine the parking requirement for B7 

projects and the applicant has submitted a Parking Analysis that supports the provision of 24 spaces (Attachment J). 

The parking provision is considered by the applicant to be of paramount importance because the new building will be 

intensively used for various bank office functions. 
 

TDM:  The scale of the proposal does not trigger the requirement for a TDM Plan. 
 

ii. Environmental Quality Standards  
 

Landscape Preservation, Buffers and Parking Lot Landscaping 

The site has limited areas for landscaping and the applicant had originally requested a waiver for parking lot 

landscaping (with contribution to the Tree Fund instead.  Staff do not support the waiver because screening of 

parking is also part of the B7 Design Standards, and because of the absence of landscaping along the eastern 

boundary (where the view towards the proposed parking is clearest from the sidewalk and street). 
 

Staff met with the applicant and suggested that there was scope for a number of smaller spaces for planting so that 

cumulatively the landscape would meet the ordinance requirements which state: 
 

 (ii) Parking Lot Landscaping:   

 Developments with five (5) or more parking spaces shall include at least 

two (2) trees (or one (1) tree and three (3) shrubs) per five (5) parking 

spaces planted in landscaped islands to screen shade and break up parking.  

Trees and shrubs in parking lots may be in informal groups, straight rows, 

or concentrated in clusters as detailed in Section 4 of the Technical 

Manual....  
 

The final Landscape Plan (Plan P10) has been prepared by a Landscape Architect and 

includes many improvements, although the City Arborist remains of the view that more 

could be done (Attachment 3): 
 

The proposed Bangor Savings Bank landscape plan for Marginal Way is 

acceptable with the condition that ONE tree is planted in the rear right side 

traffic island and vegetation is added to the proposed rear curbing area.  
  

The attached photos demonstrate that ornamental grasses can grow in 

restricted spaces, this is an MDOT project called Hagis Parkway / Route One 

in Scarborough where they successfully use  

beach grass in a high salt area with good results.  The overall Bangor Savings 

Bank project has much less than average landscape percentage due to lot 

orientation and circulation patterns, however a simple planting of low 

maintenance beach grass would work, thus is a recommended condition of 

approval. 
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 Tom Errico, Traffic Engineering reviewer, has confirmed that the rear drive aisle could be narrowed from 19’ to 18’ 

to provide an extra foot in the curbed area for the suggested planting (Attachment 2). 
 

A suggested condition of approval is included to reflect Mr. Tarling’s recommendation. 
 

Street Trees 

It should be noted that the street trees, brick sidewalk, and design of the frontage area is welcome as it includes some 

of the Marginal Way Improvement Plan elements and is integrated with the future plans for that stretch of Marginal 

Way. 
 

Water quality; Stormwater Management; Erosion Control: 

The project has been reviewed by Dave Senus, consultant Peer Engineering Reviewer who provided detailed 

comments in June, 2015.  The applicant has fully addressed those comments with the exception of a Construction 

Management Plan, which staff consider is not a concern at this location  (Attachment 1). 
 

iii.  Public Infrastructure and Community Safety Standards (1) 
 

Consistency with Master Plans 

The project has incorporated the staff recommendations regarding the frontage so that it contributes to the Marginal 

Way Improvement Plan.  The proposal includes a new street light to match the streetlights in this part of Bayside. 
 

Public Safety and Fire Prevention 

 The proposals are generally acceptable in relation to the CPTED standards which encourage natural surveillance, 

access control, and territorial reinforcement.  The windows and the rear deck of the building provide some 

surveillance, but the lighting levels in and around the drive-through are low and staff recommend further 

consideration to maximize security there. 
 

The Fire Department has confirmed that the proposals meet conditions in respect of access, hydrants, and 

construction (Attachment 5). 
 

Public Utilities 

The applicant sent letters to the Portland Water District and Portland Department of Public Services in May in 

respect of the water supply and sewerage capacity. Confirmation of capacity has not yet been received and a 

suggested condition of approval has been included requiring these be received before the issuance of a building 

permit. 
 

iv. Site Design Standards  

Historic Resources:  Not applicable. 
 

Exterior Lighting:  The applicant has submitted a photometric plan at Plan P11.  The plan omits some of the 

information required (such as the specs for the lights to confirm they are full cut-off) and shows levels considerably 

above the Technical Standards for trespass along the eastern boundary.  While this boundary is not “sensitive” at this 

time, the high lighting levels could impact a future development or use. 
 

As mentioned above under “Public Safety”, the area of the drive-through is not overlooked from the sidewalk and 

increased lighting levels should be incorporated here to improve security. Staff recommend a condition that requires 

a revised lighting plan with further details and revised levels to meet these concerns.  
 

B7 Design Standards:  the applicant has been working with the Planning Division’s Urban Designer Caitlin Cameron 

to address the extensive B7 Design Guidelines and Standards. Ms. Cameron’s final comments are included as 

Attachment 6 and confirm that most of the associate requirements have been met.  The outstanding issues are: 
 

 Building Signage (see submission in Attachment  H and Plan P12) 

 Transparency and tinting of the glass, particularly along the south facing frontage next to the sidewalk 

(see submitted info in Attachment  I) 

 Landscaping to screen parking (see Plan P9 Landscape Plan and discussion above under Site Plan) 
 

Staff recommends a condition of approval that requires the applicant to work with staff to resolve the window design 

including transparency, color, and size to meet the intent of the B-7 Design Principles and Standards. 
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 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 bank and office building with bank drive-through at 20 Marginal Way.  

The proposals would transform a single story car wash on a constrained site into a high quality development that is 

more appropriate to Bayside.  The applicant has worked to meet or exceed the relevant standards.  In addition, this 

project will contribute to the Marginal Way Improvement Plan and features “green” elements such as the solar 

panels. 
 

XI. PROPOSED MOTIONS 
 

A. WAIVERS 
 

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 July 14, 2015 for application 

#2015-080 (20 Marginal Way) relevant to Portland’s Technical and Design Standards, the B7 Design Guidelines and 

Standards and other regulations, and the testimony presented at the Planning Board hearing:  
 

1. Driveway Separation 

The Planning Board (waives/does not waive) Technical Design Standard Section 1.7.1.7  Location and 

spacing of driveways to allow the proposed driveway to be located as shown on Site Plan Plan 4. 
 

2. Bicycle parking dimensional standards 

The Planning Board (waives/does not waive) Technical Design Standard Section 1.15.2 which specifies a 

minimum of 24 inches between the bike rack and the building wall, to allow a separation of 12 inches, 

subject to the required bicycle parking being met on the non-building side of the rack. 
 

3. Building Signage: 

The Planning Board (waives/does not waive) B7 Mixed Use Urban District Zone Design Principles and 

Standard E-16: Signage to allow a total of ___ signs at the pedestrian level and  ___ signs at upper levels, 

and to allow ___materials,  to address the unique circumstances of the site and the user.  

{Planning Board to determine} 
 

4. Glass Transparency: 

The Planning Board (waives/does not waive) B7 Mixed Use Urban District Zone Design Principles and 

Standard E-13: Transparency to allow a waiver from the specified VT value, but that the scale of the waiver 

be determined by the City’s Urban Designer based on further information and discussions regarding ways to 

meet the objectives of the standard. 
 

B. 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 July 14, 2015 for application 

#2015-080 (Conditional Use and Site Plan) (20 Marginal Way), relevant to Portland’s Conditional Use Standards 

and other regulations, and the testimony presented at the Planning Board hearing:  
 

 The Planning Board finds that the proposed conditional use for a bank drive-through associated with the new 

Bangor Savings Bank at 20 Marginal Way in the B-7 zone does / does not meet the standards of § 14-474 

and the standards of §14-296(a)1(c) for the B-7 zone. 
 

C.       DEVELOPMENT REVIEW 
 

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 July 14, 2015 for application 

#2015-080 (Conditional Use and Site Plan) (20 Marginal Way), relevant to the site plan regulations; and the 

testimony presented at the Planning Board hearing; the Planning Board finds that the plan is/is not in conformance 

with the site plan standards of the land use code, subject to the following conditions of approval: 

 

 
 



Planning Board Public Hearing                                                                        Bangor Savings Bank/Offices/Drive Through 20 Marginal Way 
July 14, 2015                                                                                                                           Page 10 

 

O:\PLAN\Dev Rev\Marginal Way - 20 (Bank with Drive Thru)\Planning Board\Hearing 7.14.2015\Report\PB Hearing B7 Bank Drive Thrus Site Plan & Cond Use.doc 

10 

i. That this approval is subject to the Zoning Text Amendments relating the bank drive-throughs in the 

B7 zone, as recently approved by the City Council, taking effect without delays such as an appeal; and 
 

ii. That the Planning Board has established that the required level of parking is 24 parking spaces; and 
 

iii. That the applicant shall reconsider the window design, including transparency, color, and size, in 

consultation with the City’s Urban Designer, to meet the intent of the B-7 Design Principles and 

Standards.  The final design to be reviewed and approved by the Planning Authority prior to the 

issuance of a building permit; and 
 

iv. That  the applicant shall submit a revised Landscape Plan, for review and approval by the City Arborist 

and the Planning Authority prior to the issuance of a building permit, that adds one tree to be planted 

in the rear right side traffic island and adds vegetation to the proposed rear curbing area to address the 

City Arborist comments dated 7.2.2015; and 
 

v. That the developer/contractor/subcontractor must comply with conditions of the construction 

stormwater management plan and sediment and erosion control plan submitted May 2015 based on 

City standards and state guidelines. The owner/operator of the approved stormwater management 

system and all assigns shall comply with the conditions of Chapter 32 Stormwater including Article 

III, Post Construction Stormwater Management, which specifies the annual inspections and reporting 

requirements; and 
 

vi. That the applicant shall submit a copy of the ability to serve (water supply and wastewater) letters  

prior to the issuance of a building permit; and 
 

vii. That the applicant shall address the Department of Public Services comments dated 7.2.2015 to revise 

the notes on the Site Plan prior to the issuance of a building permit; and 
 

viii. That the applicant shall submit, for review and approval by the Planning Authority prior to the 

issuance of a building permit, a revised photometric plan for the rear parking lot area that includes the 

lighting fixture specification, reduces trespass along the eastern boundary to meet Technical Standards, 

and increases the lighting levels in the vicinity of the drive-through; and 
 

ix. That separate permits are also required for all new signs, including those on the building, and for 

HVAC systems, which require submission of  dBA levels to confirm compliance with the maximum 

sound limits of the ordinance. 

 

 

ATTACHMENTS: 
 

Report Attachments 

1. Peer Engineer Review comments 6.10.2015 and 

7.6.2015 

2. Traffic Engineering Review comments 7.1.2015 

3. City Arborist comments 7.2.2015 

4. DPS (David Margolis-Pineo) comments 7.2.2015 

5. Fire Department comments 7.8.2015 

6. Urban Design comments 7.8.2015 

Public Comments 

 (none) 

Applicant’s Submittal   

A. Cover letter 

B. Site Plan Application  

C. Conditional Use Application 

D. Project Description  

E. Right, title & Interest (lease) 

F. Traffic Analysis 

G. Erosion Control and Stormwater Plans 

H. Master Sign Narrative and Plans 

I. Glass Transparency Information  

J. Parking Demand Analysis  

Plans 

P1.  Survey 

P2.    Cover sheet 

P3.    Demolition Plan 

P4.    Site and Utility Plan 

P5.    Grading plan 

P6.    Details 

P7.    Details 

P8.    Details 

P9.   Landscape Plan 

P10.   Photometric Plan 

P11.   Proposed Signage 

P12.   Elevations – renderings 

P13.   Elevations -  architectural 

P14.   Ground floor plan showing coffee shop  
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41 Hutchins Drive
Portland, Maine 04102
www.woodardcurran.com

T 800.426.4262
T 207.774.2112
F 207.774.6635

City of Portland (227552.73) 1 June 10, 2015
Bangor Savings Bank Peer Review Memo

MEMORANDUM

TO: Jean Fraser, Planner
FROM: David Senus, PE
DATE: June 10, 2015
RE: Bangor Savings Bank, Preliminary Level III Site Plan Application

Woodard & Curran has reviewed the Preliminary Level III Site Plan Application for the proposed Bangor
Savings Bank located at 20 Marginal Way in Portland, Maine. The project involves the construction of a
three story, 2,100 SF bank/office building with a double drive thru.

Documents Reviewed by Woodard & Curran
 Preliminary Level III Site Plan Application and attachments, dated May 13, 2015, prepared by

Gorrill Palmer, on behalf of Bangor Savings Bank.
 Engineering Plans, Sheets C002, C101, C102, & C401, dated May 13, 2015, prepared by Gorrill

Palmer, on behalf of Bangor Savings Bank.
 Boundary & Topographic Survey, dated March 24, 2015, prepared by Owen Haskell, Inc., on

behalf of Gorrill Palmer.

Comments
1) The Cover Sheet to the Engineering Plan set indicates that Sheets C402 & C403 contain additional

details; however, we have not received these sheets at this time. Woodard & Curran will conduct a

review of the proposed details upon receipt of the additional sheets.

2) Note 5 on Sheet C002 states that the General Contractor shall submit a Construction Management

Plan to the City of Portland prior to demolition; the Applicant should note that a Construction

Management Plan is required to be submitted as part of the Final Site Plan Application, per the General

Written Submissions Checklist. If requested by the Applicant, Planning Staff and the Planning Board

may allow for the construction management plan to be submitted for review and approval prior to the

issuance of a building permit (as a condition of the Site Plan approval).

3) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project

is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter

500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding

Standards. We offer the following comments:

a) Basic Standard: A plan has been provided to address erosion and sediment control requirements,

inspection and maintenance requirements, and good housekeeping practices in general

accordance with Appendix A, B, & C of MaineDEP Chapter 500; however, it does not appear that

details of the proposed erosion and sediment control measures have been provided at this time.

b) General Standards: The project will result in an increase in impervious area of approximately 207

square feet. As such, the project is not required to include any specific stormwater management

features for stormwater quality control. We encourage the Applicant to review the City’s

Stormwater Service Charge Credit Manual (available online) to evaluate whether they may want to

incorporate stormwater quality treatment measures that qualify for a future Stormwater Service

Charge credit.

c) Flooding Standard: The project will result in an increase in impervious area of approximately 207

square feet. As such, the project is not required to include any specific stormwater management

features to control the rate or quantity of stormwater runoff from the site.
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City of Portland (227552.73) 2 June 10, 2015
Bangor Savings Bank Peer Review Memo

4) The Applicant has noted that letters have been sent to the Portland Water District and Portland Public

Services requesting confirmation of their ability to serve the project and that responses will be

forwarded to the City upon receipt.

5) The edge of pavement line at the rear parking area has many angles to define the edge of the angled

parking spaces and the adjacent, abutting features. We recommend a more linear edge of pavement

line for ease of construction and for winter plowing and site maintenance operations.

6) The Applicant has noted that a lighting plan and catalog cuts of the proposed lighting will be provided in

the final submission.



COMMITMENT & INTEGRITY
DRIVE RESULTS

41 Hutchins Drive
Portland, Maine 04102
www.woodardcurran.com

T 800.426.4262
T 207.774.2112
F 207.774.6635

City of Portland (227552.73) 1 July 6, 2015
Bangor Savings Bank Peer Review Memo

MEMORANDUM

TO: Jean Fraser, Planner
FROM: David Senus, PE
DATE: July 6, 2015
RE: Bangor Savings Bank, Level III Site Plan Application

Woodard & Curran has reviewed the response to comments for the Final Level III Site Plan Application for
the proposed Bangor Savings Bank located at 20 Marginal Way in Portland, Maine. The project involves the
construction of a three story, 2,100 SF bank/office building with a double drive thru.

Documents Reviewed by Woodard & Curran
 Response to Comments Letter dated June 29, 2015, prepared by Gorrill Palmer, on behalf of

Bangor Savings Bank.
 Engineering Plans, Sheets C001, C002, C101, C102, C401, C402, C403 Rev dated June 29, 2015,

prepared by Gorrill Palmer, on behalf of Bangor Savings Bank.

Comments
1) The Applicant had previously noted that letters had been sent to the Portland Water District and

Portland Public Services requesting confirmation of their ability to serve the project, and that responses

will be forwarded to the City upon receipt. We have not reviewed responses confirming ability to serve

the proposed development.

2) All previous review comments have been adequately addressed.



From: Tom Errico <thomas.errico@tylin.com>
To: Jean Fraser <JF@portlandmaine.gov>
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley <KAS@port...
Date: 7/1/2015 2:45 PM
Subject: 20 Marginal Way - Final Traffic Comments

Hi Jean - I have reviewed the final site plan and find it to be acceptable with the following comments.

*         The applicant has revised the site circulation roadway widths (they have been narrowed slightly) to 
accommodate suggested landscaping enhancements and I find conditions to be acceptable.  Jeff Tarling 
has requested the possible widening of the 2 foot raised concrete island to 3-feet with a reduction of the 
one-way circulatory roadway width from 19 feet to 18 feet.  I am supportive of this change, if deemed 
necessary. I also find the pedestrian facility system to be acceptable given users and site operations.

*         The applicant has designed the frontage of the project along Marginal Way according to our 
suggestions and I find it to be acceptable.  I would note that this frontage area should be considered an 
interim streetscape plan as it may change following recommendations identified through the Bayside 
Transportation Master Plan process.  I would note that the project has a net reduction in vehicle traffic (as 
compared to the former car wash) and therefore contributions to the Marginal Way Master Plan fund is 
not required.

*         The proposed driveway does not meet City separation standards with the adjacent Post Office 
Parking Lot Driveway.  I support a waiver from the City's Technical standards as it is preferred that the 
driveway separation from Forest Avenue be maximized.

If you have any questions, please contact me.

Best regards,

Thomas A. Errico, PE
Senior Associate
Traffic Engineering Director
[T.Y. Lin International]T.Y. Lin International
12 Northbrook Drive
Falmouth, ME 04105
207.781.4721 (main)
207.347.4354 (direct)
207.400.0719 (mobile)
207.781.4753 (fax)
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com>
Visit us online at www.tylin.com<http://www.tylin.com>
Twitter | Facebook | LinkedIn | YouTube

"One Vision, One Company"

Please consider the environment before printing.
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From: Jeff Tarling
To: Errico  Thomas;  Jean Fraser
CC: Barbara Barhydt;  Caitlin Cameron;  David Margolis-Pineo
Date: 7/2/2015 4:09 PM
Subject: Re: Fwd: 2970 Bangor Savings - Marginal Way
Attachments: Beachgrass.JPG; BGisland.JPG

Jean -
 
The proposed 2970 Bangor Savings Bank landscape plan for Marginal Way is acceptable with the
condition that ONE tree is planted in the rear right side traffic island and vegetation is added
to the proposed rear curbing area. 
 
The attached photos demonstrate that ornamental grasses can grow in restricted spaces, this is an 
MDOT project called Hagis Parkway / Route One in Scarborough where they successfully use 
beach grass in a high salt area with good results.  The overall Bangor Savings Bank project has 
much less then average landscape percentage due to lot orientation and circulation patterns, 
however a simple planting of low maintenance beach grass would work, thus is a recommended 
condition of approval.
 
Thanks,

Jeff Tarling
City Arborist
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From: David Margolis-Pineo
To: Jean Fraser
CC: Barbara Barhydt;  Tom Errico
Date: 7/2/2015 11:48 AM
Subject: 20 Marginal Way

Jean,
 

July 2, 2015
 
To:       Jean Fraser
            Barbara Barhydt
From:   David Margolis-Pineo
Re:       20 Marginal Way (2015-080) – Bangor Savings Drive Thru
 
The Department of Public Services has the following final comments on the proposed project 
mentioned above.
 
1.      Revise note on Sheet C101 which currently states “Plug or remove existing san sewer” to 
read, “Remove or grout fill sewer to be abandoned within the road right of way.”
 
We have no further comments.
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MEMORANDUM

To: FILE

Subject: Application ID: 2015-080

Date: 7/8/2015

From: Jean Fraser

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.

Comments Submitted by: Keith Gautreau/Fire on 6/2/2015

Hydrants
2009 NFPA 1 18.3 Water Supplies and Fire Hydrants
-Fire Department Connections shall not be located where large diameter hose may block egress.
2.	Fire Vehicle Access

1.)	Largest Fire Department Vehicle must be able to navigate through the parking lot to access building.
2.)	Fire Department Access shall have an unobstructed vertical clearance of not less than 13 ft 6 in.

Comments Submitted by: Keith Gautreau/Fire on 6/2/2015

Construction Management Plan
Streets must maintain a 20’ width for Fire Department access at all times.
Fire Hydrants shall not be blocked or enclosed by fencing. A 3’ foot clearance must be kept at all times around 
the fire hydrant.
If gates are locked, a Portland Fire Department Knox padlock must be purchased by the applicant to allow access 
for the Fire Department.
The Construction Company’ emergency contact information shall be posted on the property in case of an after 
hours emergency. 
All construction shall comply with 2009 NFPA 1 Chapter 16 Safeguards During Building Construction, Alteration, 
and Demolition Operations.
Any cutting and welding done will require a Hot Work Permit from Fire Department.

Comments Submitted by: Keith Gautreau/Fire on 6/2/2015

The final plans have met the conditions in regards to access, hydrants, construction.

Comments Submitted by: Keith Gautreau/Fire on 7/8/2015
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Planning and Urban Development Department 

Planning Division 
 

 

Subject:  B7 Design Review – 20 Marginal Way 

  

Written by:  Caitlin Cameron, Urban Designer      
 

Date of Review :   Wednesday, July 8, 2015 

    

On Wednesday, July 8, a design review according to the City of Portland Design Manual 
Standards was performed for the new construction proposal for redevelopment at 20 Marginal 
Way.  The revisions were reviewed by Caitlin Cameron, Urban Designer, and Jean Fraser, 
Planner, Planning Division of the Department of Planning & Urban Development.  The project 
was reviewed against the B-7 Mixed Use Urban District Zone Design Principles & Standards 
(Appendix 4 of the Design Manual). 
 
Design Review Criteria: 
The project must meet all B-7 Design Principles & Standards.   
 
Findings of the Design Review: 
Overall the proposal meets the B-7 Design Guidelines with the exception of the signage 
guidelines for which the applicant is seeking waivers.  The building is of a scale and orientation 
conducive to an urban, multi-modal, and on-peninsula site.  The ground level provides an active 
frontage with storefront and street-facing entries.  The project also provides a sustainable 
design employing solar panels.   
 
The proposed design currently does not pass all of the criteria of the B7 Design Guidelines.  
Refer to comments below regarding waiver requests and design elements which do not meet 
the standards - Staff recommends condition of approval wherein the window design issues 
including transparency, color, and size, be resolved with City staff including the Urban Designer 
to meet the intent of the B-7 Design Principles and Standards. 
 
Principle A: Urban Design  
A-5: Pedestrian Environment – Development on public streets or public spaces shall . . . 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; appropriately scaled streetlights; trees and landscaping; . . .  

 The project places an active door and storefront facing Marginal Way and contributes 
to the street wall.  The sidewalk is placed adjacent to the building as recommended by 
staff.  The applicant recessed the entries in order to accommodate the outward door 
swing into the public right-of-way.  A canopy is used to emphasize the entry points of 
the building. 

 

JMY
Typewritten Text
Att. 6

JMY
Typewritten Text



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 primary facades and entrances of buildings shall not be oriented toward 
parking lots.  

 The project is oriented towards the street creating a street wall and includes street-
facing entries at the sidewalk.   

 
Principle C: Parking, Loading and Service Areas 
C-6: Surface Lots – Areas devoted to surface parking shall be screened from public rights of way 
and significant views through the use of design elements such as plantings, fencing, grade 
changes, and/or walls.  A landscaped border shall be created around all surface parking lots.  
Any parking lot containing ten (10) or more parking spaces shall include one (1) or more 
landscaped islands within the interior of the lot.  There shall be at least one (1) island for every 
twenty (20) spaces. 

 Staff suggests landscaping choices that are tall enough to provide adequate screening 
from neighboring properties and views of parking from the street.  Staff does not 
support a waiver request from the landscaping requirement from an urban design 
standpoint. 

 
Principle E: Architectural Design  
E-12: Materials – Facades visible from public rights of way shall use natural and authentic 
building materials that are expected to last at least 50 years.  Predominant materials shall be 
brick, stone, precast concrete and other masonry products, wood, glass, and high quality metals 
such as steel, titanium and copper.  . . . Materials such as thin gauge metal panels, exterior 
insulation and finish systems (EIFS), panelized “thin brick,” vinyl siding, or stucco on Styrofoam or 
a similar backing shall not be used on facades visible from the public rights of way.  Fiber-cement 
clapboard and shingles may be used.  Fiber cement panels shall only be used on portions of the 
building not visible from public rights of way.  Public spaces shall be constructed of permanent, 
durable materials such as concrete, brick or stone. 

 The building material palette is similar to the recent commercial buildings on Marginal 
Way and meets the design standard – brick, composite panels, and storefront.   

 
E-7: Windows – The first floor transparency (minimum visible transmittance (VT) of .7 or greater) 
along public streets and the trail shall be equal to at least 50% of the wall area between the 
height of 2 and 9 feet.  The first floor windows and storefronts shall be transparent with active 
uses visible behind them.  Opaque glass shall not be allowed at the first floor level [See Standard 
E-13 Transparency].  Upper floors of all new buildings shall have at least 15% to 40% 
transparency of wall surface requirements.  If it can be demonstrated that the building program 
precludes windows along first floor street frontages, then other surface details shall be used in 
accordance with Standard E-4 Articulation. 

 Proposed glass has a VLT of .56 which is lower than the allowed .7.  A sample is 
required before staff can assess whether the transparency is adequate. 

 Spandrel glass (opaque) is proposed for the upper portion of the ground floor 
storefront which is not allowed by the Standard.  See comments below. 

 
E-8: Storefronts - Storefront glass shall be transparent in accordance with Standard E-13: 
Transparency, and shall not be blocked with opaque glass, or other means.  



 Proposed transparency does not meet the Standard. 

 Spandrel glass (opaque) is proposed for the upper portion of the ground floor 
storefront which is not allowed by the Standard.  Staff does not support the use of 
spandrel glass in this project.  Staff recommends that the ground floor windows be 
reduced in height (and the canopy subsequently lowered) and the area where spandrel 
glass is proposed be eliminated.  Reducing the amount of glazing will also reduce the 
solar gain in the façade. 

 
E-13: Transparency – Windows that have daylighting application on all levels of the façade shall 
use glass with a visible transmittance (VT) value of .7 or greater, which looks clear. . . .  Opaque, 
heavily tinted or reflective glass shall not be used at the pedestrian level unless it can be 
demonstrated that the building program precludes the use of transparent glass.   

 Proposed glass has a VLT of .56 which is lower than the allowed .7.  A sample is 
required before staff can assess whether the transparency is adequate. 

 Proposed glass has a green tint which is not allowed by the Standard.  Glazing should 
look clear.  A sample is required before staff can assess whether the color is adequate. 

 Spandrel glass (opaque) is proposed for the upper portion of the ground floor 
storefront which is not allowed by the Standard.  See comments above. 

 
E-16: Signage – A master signage plan shall be required for all new construction as part of the 
site plan review process.  Signage on new buildings shall be related to, and an integral part of, 
the design of the building.  The master sign plan shall allow adaptability for changing tenants 
and uses over time.  See Appendix 4 for additional signage standards. 

 Applicant is proposing a signage master plan that does not meet the Design Standards 
and will require waivers for the following: 

o Illuminated plastic sign letters - Given the precedent of waivers granted in B-7 
for plastic illuminated letters, staff supports the waiver request for allowing 
this sign design. 

o Number of upper level signs - The guidelines limit the number of upper story 
signs to two (2) and the applicant is requesting three (3).  Staff defers to the 
Planning Board on the appropriateness of additional signs.  If the Planning 
Board does not support the waiver request, staff recommends the two upper 
level signs on the building’s short faces which will be visible to vehicular traffic. 

o Number of pedestrian level signs – The guidelines limit the number of 
pedestrian level signs to one (1) and the applicant is requesting two (2).  Staff 
defers to the Planning Board on the appropriateness of additional signs.  If the 
Planning Board does not support the waiver request, staff recommends the 
pedestrian level sign facing Marginal Way. 
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Master Signage Plan 

Bangor Savings Bank and Office Building 

20 Marginal Way, Portland, Maine 

 

In accordance with Portland Downtown Urban Design Guidelines for the B‐7 

Mixed Use Urban District, attached is the Master Signage Plan for the proposed 

Bangor Savings Bank and Office Building for 20 Marginal Way, Portland, Maine.  

The Mater Signage Plan adheres to the Guidelines as follows: 

 

B.  Design: 

  ‐ The design of signage is respectful of the building and has been carefully 

designed to fit the given facades complementing the building’s 

architectural features. 

  ‐ The design of signage is oriented and scaled to reflect the scale and 

character of movement of people around the building, with an emphasis 

primarily on the pedestrian and slow‐moving traffic. To emphasize the two 

pedestrian entrances into the building an architectural overhang will be 

installed over both entrances.  Back halo‐illuminated signs will be installed 

on each overhang to inform pedestrians along Marginal Way and from the 

rear parking lot to the appropriate entrance. 

  ‐ The size of the proposed signs is compatible with the scale of the overall 

building. 

  ‐ The size relates comfortably in size and scale to the pedestrians moving 

about in the vicinity. 

  ‐ The signage is simple and limited to the primary tenant of the property. 
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  ‐ The lettering typefaces and words are simple, easy to read, and scaled 

appropriately for both the signs and the building. 

  ‐ The colors on the signage have been selected to complement the 

character and color pattern of the building. 

  ‐ The illumination of the signs is very compatible and consistent with the 

character of illumination already existing on the surrounding buildings and 

on existing appropriate signs in the vicinity.  The proposed upper wall signs 

are internally illuminated block letters which is the style of signs for the vast 

majority of wall signs along Marginal Way, including but not limited to 

Gorham Savings Bank, Drummond Woodson, Planet Fitness, Walgreens, 

WinxNet, Trader Joes, Eastern Mountain Sports and West Marine.  The 

signs over the pedestrian entrances are back halo‐illuminated signs which is 

a character of illumination appropriate for pedestrian areas. 

C.  Placement 

  ‐ The placement of the signage on all building elevations has been carefully 

considered, taking into account the scale, character and design of the 

building. 

  ‐ The placement of the signage does not visually obscure any architecturally 

significant features of the building. 

D.  Number of Signs 

  ‐ Building signs are limited to one per building street frontage for each 

tenant.  Bangor Savings will occupy the retail bank branch on the 1st floor of 

the building and the 2nd and 3rd floors with banking service offices.  In 

keeping with the above guideline, maintaining a simple signage message, 

Bangor Savings has decided not to uniquely sign the service office uses.  

Bangor Savings is proposing wall signs on each of three street frontages 

(Marginal Way, Forest Avenue and I‐295). 

  ‐ The signs have a common pattern and character. 



  ‐ Standard E‐16 limits the number of upper level signs to two and one sign 

per storefront at the Pedestrian level.  Since the proposed building occupies 

the entire Marginal Way frontage except for the entrance drive and the 

building is located on the front property line there is no room for a pylon 

sign. Bangor Savings is requesting a third upper level sign to be located on 

the Marginal Way elevation in place of a pylon sign. To properly inform 

pedestrians of the two pedestrian entrances, Bangor Savings is requesting a 

second pedestrian level sign to be located above the Marginal Way 

entrance door. 

  ‐ The total sign area proposed in the Master Signage Plan is approximately 

50% of the sign area allowed for the proposed building. 

 



From: David Latulippe <ddlatulip@aol.com>
To: <JF@portlandmaine.gov>
CC: <dcm.danmiller@gmail.com>, <jason.donovan@bangor.com>
Date: 7/8/2015 10:57 AM
Subject: Fwd: Bangor Savings Bank - Marginal Way
Attachments: image003.jpg; Sidewalk Rendering 6-28-15.JPG

Jean,
 
We have investigated the transparency of the proposed glazing for the Bangor Savings project.  In 
accordance with the B-7 Design Principles, Bangor Savings has aggressively incorporated "green" design 
and sustainable technology into the architectural design.  The proposed glazing is very comparable to the 
Intermed building which has the Apothecary by Design on the first floor which is very visible and provides 
an active streetscape feel.  The front of the Bangor Savings building faces south which is ideal for the 
solar panels being installed on the roof but subjects the façade to solar heat gain. In order to meet the 
transparency standard, the AC system would have to be substantially increased resulting in significantly 
higher energy consumption.  This is an example of where the standards conflicts.

The proposed storefront exceeds the design standards in quantity of glass and is located directly in front 
to the proposed new 8 foot wide brick sidewalk.  The attached rendering portrays how pedestrian oriented 
the façade of the building will be.  Bangor Savings' strong preference is to install the high performance 
glass and maintain the current energy efficient design.  We request a waiver to the transparency 
standard, similar to the one granted to the Intermed building.

Should you have any questions or need any additional information, please do not hesitate to contact me.

Sincerely,

David Latulippe
 
 
-----Original Message-----
From: Johnson, Troy <tjohnson@sigcoinc.com>
To: 'David Latulippe' <ddlatulip@aol.com>; dcm.danmiller <dcm.danmiller@gmail.com>
Sent: Wed, Jul 8, 2015 9:59 am
Subject: Bangor Savings Bank - Marginal Way

 
  
Hi David,
  
Confirming our telephone conversation:
  
The Intermed building is glazed with product similar to the proposed BSB product, but the BSB product is 
much higher performing.
  
The vision glass on Intermed has a VLT of 61%, with a SHGC of 0.45.
  
The proposed vision glass for BSB has a VLT of 56%, with a SHGC or 0.32.
  
Simply put, the proposed glass for BSB allows approximately 30% less solar heat gain, while reducing the 
visible light transmitted by only 5%.
  
Please let me know if you would like to discuss this further or if you require additional product literature or 
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samples.
  
Thank you,
  
Troy
  
 
  
  
Troy Johnson, CSI, CCPR
  
Vice President Sales
  
48 Spiller Drive
  
Westbrook, ME 04092
  
Tel 207-775-2691
  
www.sigcoinc.com
  
 
 





 

 

PO Box 1237, 15 Shaker Road  
Gray, Maine 04039 
207.657.6910   

 

July 9, 2015 
 
Ms. Jean Fraser, Planner 
City of Portland Planning Division 
389 Congress Street 
Portland, Maine 04101 
 
Subject:   Bangor Savings Bank 
  Applicant: Bangor Savings Bank  
   Letter of Correspondence #2 
 
Dear Jean, 
 
It is our understanding from your conversations with David Latulippe that you are requesting the 
applicant present a parking requirement analysis for this project.   
 
It is our understanding that the request is based upon the requirements of Section 14-332.1 which 
provides specific provisions for off street parking for specific zones. Section 14-332.1.i states “B-7, Mixed 
Development District Zone:  Off-street parking for all projects regardless of size, shall be governed by 14-
332.2(c) of this article.”  Further Section 14-332.2.c, states “…the planning board shall establish the parking 
requirement for such structures. The parking requirement shall be determined based upon a parking analysis 
submitted by the applicant and upon the recommendation of the city transportation engineer.” 
 
We propose to evaluate three different methods for determining parking demand to serve as the 
parking analysis.  The three methods are presented below: 
 
City of Portland Requirements in Other Zones 

 
In other zones within the City of Portland a bank has been considered an office use with the service 
area considered retail.  Based upon these uses the parking requirement would be the following: 
 

Use Parking Required/ s.f. Building (s.f.) Required Spaces 

Retail 1 sp/ 200 s.f. 1,090 6 
Office 1 sp/ 400 s.f. 6,616 17 

 Total 7,708  23 
 
Based upon the table above, 23 parking spaces would be required for this project within other zones of 
the City. 
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Ms. Jean Fraser 
July 9, 2015 
Page 2 

 
Institute of Transportation Engineers – Parking Generation – Use Evaluation 
 
The Institute of Transportation Engineers publication Parking Generation, 4th Edition, presents 
information regarding parking demand studies that have been conducted across the country for various 
land use types in both urban and suburban settings.    Parking Generation estimates demand based on 
both the “average peak condition”, as well as the 85th percentile.  Based on the 4th Edition, an evaluation 
of the parking demand by use is presented below: 
 

Use Average Peak Parking 
Demand (Spaces / 1,000 

GFA) 

Building (s.f.) Required Spaces 

Bank 4.00 spaces per 1,000 sf 1,090 5 
Office 2.84 spaces per 1,000 sf 6,616 19 

 Total 7,708  23 
 
 

Use 85th Percentile Parking 
Demand (Spaces / 1,000 

GFA) 

Building (s.f.) Required Spaces 

Bank 5.67 spaces per 1,000 sf 1,090 7 
Office 3.45 spaces per 1,000 sf 6,616 23 

 Total 7,708  30 
 
It is noted that the average size of the study sites for the office use was 136,000 sf which is considerably 
larger than proposed for this project.   
 
Institute of Transportation Engineers – Parking Generation – Occupancy Evaluation 
 
The 4th Edition also provides information regarding parking demand for office uses based on employee 
count.  While the proposed development consists of both an office use as well as a bank branch, parking 
demand based on total occupancy provides a reasonable approximation of the overall parking demand 
for the purpose of this evaluation as the office use is approximately 85% of the overall area.  Based on 
the building code, the maximum occupancy of the structure would be 81.  This is an empirical evaluation 
as it relates to the building code, and is not representative of a normal level of occupancy.  Based on 
discussions with the Bank, as well as the Architect, the average occupancy for the structure (employees 
plus customers) would be on the order of 30 individuals.  Based on the 4th Edition, an evaluation of the 
parking demand based on occupancy is presented below: 
 

Use Average Peak Parking 
Demand 

(Space/Employee) 

Average 
Occupancy 

Required Spaces 

Office 0.83 spaces per 1,000 sf 30 25 
 

Use 85th Percentile Parking 
Demand 

(Space/Employee) 

Average 
Occupancy 

Required Spaces 

Office 0.98 spaces per 1,000 sf 30 30 
Using these various methodologies, the average peak demand would be 26 spaces.  Given the urban 
setting for this facility, and the availability of alternative modes of transportation, Bangor Savings Bank 
believes that 24 spaces will provide them an adequate number of spaces to operate this facility.   It is 
noted that the proposal of 24 spaces satisfies the City of Portland Ordinance if this facility were located 



 
 
Ms. Jean Fraser 
July 9, 2015 
Page 3 

 
in a different zone.   Bangor Savings Bank recognizes that during periods of peak occupancy, other 
measures such as a greater emphasis on utilizing public transportation and off-site public parking may be 
necessary to satisfy the full peak parking need. 
  
Please let us know if you require any additional information, or have any questions. 
 
 
Sincerely, 

Gorrill Palmer  

 
 
Alton Palmer, PE 
Principal 
 
cc:  David Latulippe, Jason Donovan  
 
AMP/der/U:\2970 - Marginal Way Portland\P Applications\Local\Site Plan application\ Fraser 7-9-15.doc 
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Calculation Summary

Label CalcType Units
Avg Max

Min

CalcPts_1 Illuminance
Fc

1.16 2.3 0.4

0.7 1.3 1.5 1.8

0.7 1.6 1.8 1.6

1.6 2.3 2.0

1.5 2.2 2.0

1.6 2.3 2.2

0.5 0.5 0.5 0.5 0.5 0.6 0.6 1.7 2.3 2.2 1.7

0.7 0.8 0.8 0.8 0.7 0.7 0.6 1.8 2.2 2.2 1.5

0.8 1.0 1.0 1.0 0.8 0.7 0.8 1.8 1.9 2.2 1.3

0.9 1.1 1.4 1.0 0.9 0.7 0.8 1.9 1.9 2.2 1.3

1.0 1.2 1.0 0.9 0.7 0.6 1.6 1.7 1.8 1.1

0.9 1.0 0.9 0.8 0.7 0.5 1.2 1.6 1.4 1.0

0.7 0.8 0.7 0.7 0.7 0.5 1.0 1.3 1.1 0.9 0.6

0.6 0.6 0.6 0.6 0.6 0.5 0.8 1.0 0.9 0.8 0.7

0.4 0.6 0.6 0.6 0.6 0.7 0.8 1.0 0.9 0.8 0.8 0.7

0.4 0.7 0.7 0.8 0.9 1.0 1.1 1.1 1.0 1.0 1.0 1.0

0.8 1.0 1.1 1.5 1.4 1.5 1.5 1.3 1.5 1.3 1.4 1.0

1.0 1.4 1.5 1.9 1.7 2.0 1.8 1.6 1.8 1.7 1.3 0.5

0.8 1.3 1.6 2.0 1.7 1.8 1.7 1.7 1.6 1.0
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Master Signage Plan 

Bangor Savings Bank and Office Building 

20 Marginal Way, Portland, Maine 

 

In accordance with Portland Downtown Urban Design Guidelines for the B‐7 

Mixed Use Urban District, attached is the Master Signage Plan for the proposed 

Bangor Savings Bank and Office Building for 20 Marginal Way, Portland, Maine.  

The Mater Signage Plan adheres to the Guidelines as follows: 

 

B.  Design: 

  ‐ The design of signage is respectful of the building and has been carefully 

designed to fit the given facades complementing the building’s 

architectural features. 

  ‐ The design of signage is oriented and scaled to reflect the scale and 

character of movement of people around the building, with an emphasis 

primarily on the pedestrian and slow‐moving traffic. To emphasize the two 

pedestrian entrances into the building an architectural overhang will be 

installed over both entrances.  Back halo‐illuminated signs will be installed 

on each overhang to inform pedestrians along Marginal Way and from the 

rear parking lot to the appropriate entrance. 

  ‐ The size of the proposed signs is compatible with the scale of the overall 

building. 

  ‐ The size relates comfortably in size and scale to the pedestrians moving 

about in the vicinity. 

  ‐ The signage is simple and limited to the primary tenant of the property. 



  ‐ The lettering typefaces and words are simple, easy to read, and scaled 

appropriately for both the signs and the building. 

  ‐ The colors on the signage have been selected to complement the 

character and color pattern of the building. 

  ‐ The illumination of the signs is very compatible and consistent with the 

character of illumination already existing on the surrounding buildings and 

on existing appropriate signs in the vicinity.  The proposed upper wall signs 

are internally illuminated block letters which is the style of signs for the vast 

majority of wall signs along Marginal Way, including but not limited to 

Gorham Savings Bank, Drummond Woodson, Planet Fitness, Walgreens, 

WinxNet, Trader Joes, Eastern Mountain Sports and West Marine.  The 

signs over the pedestrian entrances are back halo‐illuminated signs which is 

a character of illumination appropriate for pedestrian areas. 

C.  Placement 

  ‐ The placement of the signage on all building elevations has been carefully 

considered, taking into account the scale, character and design of the 

building. 

  ‐ The placement of the signage does not visually obscure any architecturally 

significant features of the building. 

D.  Number of Signs 

  ‐ Building signs are limited to one per building street frontage for each 

tenant.  Bangor Savings will occupy the retail bank branch on the 1st floor of 

the building and the 2nd and 3rd floors with banking service offices.  In 

keeping with the above guideline, maintaining a simple signage message, 

Bangor Savings has decided not to uniquely sign the service office uses.  

Bangor Savings is proposing wall signs on each of three street frontages 

(Marginal Way, Forest Avenue and I‐295). 

  ‐ The signs have a common pattern and character. 



  ‐ Standard E‐16 limits the number of upper level signs to two and one sign 

per storefront at the Pedestrian level.  Since the proposed building occupies 

the entire Marginal Way frontage except for the entrance drive and the 

building is located on the front property line there is no room for a pylon 

sign. Bangor Savings is requesting a third upper level sign to be located on 

the Marginal Way elevation in place of a pylon sign. To properly inform 

pedestrians of the two pedestrian entrances, Bangor Savings is requesting a 

second pedestrian level sign to be located above the Marginal Way 

entrance door. 

  ‐ The total sign area proposed in the Master Signage Plan is approximately 

50% of the sign area allowed for the proposed building. 
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  PLANNING BOARD REPORT 
PORTLAND, MAINE 

 
Jewish Community Center and Preschool/Daycare 1342 Congress Street 

Conditional Use & Level III Site Plan Review 

Jewish Community Alliance of Southern Maine, Applicant 

Project # 2015-058 

CBL:  191 B-16 & 17 

Submitted to: Portland Planning Board 
Public Hearing Date:  July 14, 2015 

Prepared by:  Jean Fraser, Planner 
Date:  July 10, 2015 

 
I. INTRODUCTION 
The Jewish Community Alliance of Southern Maine, as represented by Bradlee Mezquita of Tighe & Bond, has 
submitted a final Level III Site Plan and Conditional Use application for the construction of a single story 19,300 sq ft 
neighborhood center (defined as a “Place of Assembly”) and preschool/daycare on the site of the existing St. Patrick’s 
Catholic Church next to Westgate Shopping Center and extending back to 
Lassall Street behind residential properties. 
 
The Planning Board considered this project at a Workshop on May 19, 
2015 and since then the applicants have developed a comprehensive final 
submission that includes agreements with neighbors and addresses all of 
the traffic, parking and stormwater management concerns.   
 
The existing church was closed in 2013 and its removal is a requirement in 
the terms of the sale (P&S Agreement in Attachment D) from the Roman 
Catholic Bishop of Portland.  It will be demolished and a new building 
constructed.  The existing church is not designated an historic landmark nor 
is within an historic district, so the demolition is not part of the current 
review. 
 
The two acre site is located in the R5 residential zone where both “Places 
of Assembly” and “Day care facilities” are conditional uses, although in 
this case the Planning Board is the reviewing authority for the “Places of 
Assembly” aspect of the proposal, and the Zoning Board of Appeals (ZBA) 
has approved the preschool/daycare element of the project (Attachment 8).  
  
Applicant: Jewish Community Alliance of Southern Maine 
Consultants: Bradlee Mezquita of Tighe & Bond 
 
II. REQUIRED REVIEWS     

Applicant’s Proposal Applicable Standards 
New structure of 19, 300 sq ft Level III Site Plan 
Place of Assembly (Neighborhood Center) of  10,000 sq ft 
or less 

Institutional Conditional Use in the R5 zone [14.118 (b) 3] (Planning 
Board review)  

Day care facilities Other Conditional Use in the R5 zone [14.118 (c) 3] (Zoning Board 
of Appeals  review) 
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III. WAIVERS:   
Waiver Standard  
Soil survey:  The applicant requests a waiver for completing a 
soil survey, as they have undertaken soil borings as part of an 
earlier environmental assessment.   

Technical Manual Section 7 Soil Survey Standards requires 
soil surveys for all Level III site plan applications. Staff 
support a waiver of this requirement. 

Driveway Width:    The applicant requests a waiver from the 
24 feet width requirement to provide 22.7 foot wide drive for 
one section near Congress Street where it is opposite the 
abutters existing parking, some of which is on the applicant’s 
property. 

Technical Manual Section 1.7.1.3 specifies that driveway 
access is preferred to be 24 feet wide, and a minimum of 20 
feet.  Staff support this waiver (Att 2) 

 
IV. PROJECT DATA  
 

SUBJECT DATA 
Existing Zoning R-5 Residential 
Existing Use Vacant church 
Proposed Use Place of Assembly and Day Care (new 

building) 
Parcel Size 2 acres (91,146 sq ft) 
Impervious Surface Area 
--Existing 
--Proposed 
--Net Change 

 
36,810 sq ft 
48,310 sq ft 
11,500 sq ft 

Total Disturbed Area Approx 85,000 sq ft 
Building  Footprint 
--Existing 
--Proposed 
--Net Change 

(both are single story buildings) 
14,960 sq ft 
19,300 sq ft 
  4,340 sq ft 

Parking Spaces 
-Existing 
-Proposed 
# handicapped 

 
13 
50 
  2 

Bicycle parking Spaces 
-Existing 
-Proposed 

 
0 
3 

Estimated cost of the project  TBD 
 
V. EXISTING CONDITIONS      
The parcel is in the R5 zone and located between the Westgate Shopping center (B2 zone) to the west and the 1330 
Dental offices to the east, on the south side of Congress Street. The paved area alongside the dental building is part of 
the site and includes one of the existing access drives, which would be enhanced for the proposed neighborhood center.   
The Congress Street sidewalk is in good condition (Att 4), 
but the area of the drive access is not clearly defined and 
the proposal will remove the row of five (5) trees along 
the side. There is other existing peripheral vegetation that 
is also proposed to be removed. 
 
The existing St Patrick’s Catholic Church faces Congress 
Street with a looped drop off drive to the door. 
 
The Westgate Plaza parking lot hugs the western edge of 
the site, and there is a shared access driveway that links 
the Plaza and the rear part of the church site. The owners 
of the Plaza have formalized the previous shared use in a 
signed easement (Att J). 
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The site is triangular in shape with the southern corner on 
Lassall Street.  It includes a large area of grass at the rear (with 
some edge vegetation) and is bounded on the east by 5 
properties: a commercial dental office and four residential 
buildings that front Lassall Street.   Two of the residential 
owners are concerned about the fencing of the grassed area 
that connects to Lassall Street (see right and PC 1 and 4). 
 
      

 
 
 
V. PROPOSED DEVELOPMENT 
The applicant proposes to demolish the existing church building and construct a new single story building with a larger 
footprint (19,300 sq ft) to accommodate a neighborhood center and daycare facility (described in Attachment A and 
shown in Plans P2 to P16).   
 
The neighborhood center is at the front of the building and falls under the ordinance definition (14-47) of a 
neighborhood center: 
 

Neighborhood Center:  A building or portion of a building used for recreational, 
artistic, social, educational, health, culture, or similar activities and 
services, usually owned and operated by a public or nonprofit group or agency.  A 
neighborhood center is 10,000 square feet or less. 
 

The floor plan helps to understand how the site will work in terms of pedestrian and vehicle access, and play areas for 
the children. A detailed and slightly revised floorplan is in Attachment K, but this colored version helps to clarify the 
combination of uses: (Congress Street is to the right): 
 

• Orange:  Approx 4000 sq ft assembly area 
• Blue:  Offices 
• Green:  Day care 

 
The Site Plan below (and in Plans P5 and P6) includes: 
 

• Two drives (drop off loop at front removed) 
• Parking lot for 50 vehicles 
• Two play areas, both fenced 
• Lighting in the rear part of the site 
• Snow storage around parking lot 
• Stormwater management 
• Stockade fence along the two sides of the rear 

boundary 
 
Added since the Workshop:  (see comparison of plans below) 

• 17 foot wide curbed landscaped island to delineate the driveway off of Congress Street 
• Incorporated a barrier along west side of the main drive to prevent cars stopping to drop off 
• Additional planting 
• Revised lighting to reduce trespass 
• Revised stormwater management and treatment 
• Revised the elevations 

 
The applicant has also arranged for 3 easements to facilitate the development and the stormwater agreements have also 
been submitted (Attachments J, M and N).  
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    As presented to Workshop                                                 Final for hearing (see also Plan P6)                                 
 
VI.  PUBLIC COMMENT AND WORKSHOP DISCUSSIONS 
 
Workshop on May 19, 2015 
The preliminary site plan submission was considered by the Board to be somewhat weak because a number of issues 
did not appear to have been addressed, including traffic and parking safety in respect of the daycare use; how the 
parking demand would be addressed; and information on the scale and compatibility of the design.  The applicant has 
submitted a final application that is very comprehensive although the design element may still be an issue. 
 
Public comments 
A total of 147 notices of this Hearing were sent to property owners within 500 feet and to interested citizens, and the 
notice was published in the July 3rd / 6th,  2015 editions of the Portland Press-Herald.  A Neighborhood Meeting is 
required for this project and was held on May 5, 2015 and attended by 16 people; the notes of the meeting are included 
at Attachment I. As of the time of completing this Report, the Planning office has received a total of 5 public 
comments (Attached as PC1- PC5), of which the last two are since the Workshop. PC1 and PC4 are from Patricia 
Bernard who is the closest neighbor, backs onto the area nearest to the day care entrance and has a number of 
concerns.  These are discussed within the site plan review section of this report.  
 
The letter from the Libbytown Neighborhood Association (PC 5) raises concerns regarding the design of the new 
building as it faces Congress Street.  There are no design standards that apply to this R5 location and the proposed 
front and east elevations are shown below: 
 
 
 
  AS PRESENTED AT WORKSHOP: 
 
 
 
 
 
  AS PRESENTED FOR HEARING: 
  (extract from Plan P2) 
 
 
The applicant was requested to clarify the thinking behind the design and submitted the following (Attachment O): 
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We are very appreciative with the feedback provided us from the Libbytown Neighborhood 
Association in their letter to the Jewish Community Alliance of Southern Maine dated June 30, 2015. 
With respect to the concern raised regarding the elevation of the front façade of the community hall, 
and the desire for additional embellishment, we offer the following. The form of the community hall 
is being carefully designed to consider the appropriate scale at both a vehicular and pedestrian level 
on the north corner of the site while responding to internal program demands. Its architectural 
expression is principally achieved through its cladding and fenestration materials and layout as well 
as the graphic nature of the building’s sign, all of which are being constantly refined through the 
design process. The exterior elevations submitted as part of the Planning Board submission 
graphically represent these qualities but don’t offer the experiential perception of perspective and 
the relationship of this form to its context – the surrounding neighborhood and adjacent structures. 
We are glad to continue to update interested parties as we progress in this endeavor and are 
confident that this building’s expression will be an enhancement to the community. 

 
VII. RIGHT, TITLE AND INTEREST AND FINANCIAL/TECHNICAL CAPACITY 
Right, Title and Interest 
The owner of the property is the Roman Catholic Bishop of Portland and a Purchase and Sale Agreement between the 
owner and the applicant was submitted (Attachment D).  The applicant was requested to secure the rights to access 
from the Westgate Plaza owners prior to the hearing because the project would not be possible without it, and that was 
submitted in Attachment J.  The City’s legal Department reviewed this easement and finds it acceptable while noting 
the limitations on the easement running with the land (outlined in Paragraph 5) means that the easement will no longer 
be in effect if the ownership or use of the property changes substantially (Attachment 6). 
 
Financial Capacity 
A letter from Key Bank dated April 2, 2015 was submitted as evidence of financial capacity (Attachment E). 
   
VIII. STAFF REVIEW 
A. ZONING ASSESSMENT  
The site is located in the R5 residential zone and the submitted site plan includes a zoning assessment in respect of 
dimensions, and the proposal meets these zoning requirements.  The daycare is a conditional use in this zone (14-118) 
and was reviewed by the ZBA on May 21, 2015 and found to be in compliance with the standards (Attachment 7).  
 
B. CONDITIONAL USE REVIEW 
The site was previously a religious place of assembly and is now proposed as a neighborhood center with a large 
daycare facility.  The daycare use is a ZBA conditional use review.  The proposed neighborhood center is 
approximately 6500 sq ft (according to the data on the overall site plan (Plan P5) and comprises an assembly room of 
about 4000 sq ft and offices and conference rooms in the wing nearest Congress Street.  The applicant’s cover letter 
addresses the conditional use standards (Attachment A). 
  
Per 14-118 (b) 3, the Planning Board is the reviewing authority for the Neighborhood Center which is classified as a 
Place of Assembly, as defined: 
 

Place of assembly:  A building or portion of a building used as a community hall, 
neighborhood center, private and fraternal organization or place of religious 
assembly.  This definition shall not include buildings or portions of buildings 
used as a community hall, neighborhood center, private and fraternal organization 
or place of religious assembly where fifteen (15) or fewer people, not including 
the permanent residents of a single family dwelling, assemble. 
 

The ordinance standards and staff comments are listed below (ordinance text is in italics): 
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: 

(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: 
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3. Places of assembly; 

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 

Staff comment:  The proposal is replacing a religious place of assembly with a neighborhood center 
place of assembly with no expansion. 

 
b. The proposed use will not cause significant displacement or conversion of 
residential uses existing as of June 1, 1983, or thereafter; and 

 

Staff comment:  The proposal does not displace any residential uses.  
 

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 

 

Staff comment:  The daycare facility is not considered an institutional use and therefore  there is just 
 the neighborhood center to be considered.  

 
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 

 

Staff comment:  The applicant has submitted a Level III Site Plan application which is being 
 reviewed concurrently.  

 
The following standards apply to all conditional uses: 

2. Standards. The Board shall, after review of required materials, authorize 
issuance of a conditional use permit, upon a showing that the proposed use, at 
the size and intensity contemplated at the proposed location, will not have 
substantially greater negative impacts than would normally occur from surrounding 
uses or other allowable uses in the same zoning district. The Board shall find 
that this standard is satisfied if it finds that: 

 
a. The volume and type of vehicle traffic to be generated, hours of operation, 
expanse of pavement, and the number of parking spaces required are not 
substantially greater than would normally occur at surrounding uses or other 
allowable uses in the same zone; and 

 

Staff comment:  The site is in the R5 zone which allows schools, hospitals, colleges and universities, 
most of which would have greater traffic generation and parking requirements than the proposed use. It 
is located immediately adjacent to the B2 zone, which allows a range of business uses (eg restaurants, 
theatres and performance halls) as well as the institutional uses allowed in the R5 zone. 

 
b.  The proposed use will not create unsanitary or harmful conditions by reason 
of noise, glare, dust, sewage disposal, emissions to the air, odor, lighting, or 
litter; and 

Staff comment:  The proposed “place of assembly” creates different impacts as compared to the former 
church, in that the daycare would be operating every day and the hours and frequency of evening use 
are not identified in the submissions.  It is therefore possible that there could be some noise impacts on 
the immediate neighbors (4 immediate properties in total with some multifamily) since the parking, 
access and building entrances are nearer to these residents. However, it is unlikely that the proposed 
“place of assembly” use would create more noise than a school, hospital, or college/university, which 
are allowed uses in the R5 zone.   
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If the Planning Board believes that noise may be a potential concern associated with this conditional 
use, staff suggest a condition of approval that defines the hours of operation to limit noise issues in the 
late evening. The B-1 zone, which acts as a transitional zone between residential and commercial uses, 
currently limits the hours of operation for retail and restaurant uses to 6:00 am to 11:00pm and could be 
used as a model for this project.  The lighting would need to be designed to avoid any impacts on 
abutters and that would be addressed in the site plan review.  

 
c. The design and operation of the proposed use, including but not limited to 
landscaping, screening, signs, loading, deliveries, trash or waste generation, 
arrangement of structures, and materials storage will not have a substantially 
greater effect/impact on surrounding properties than those associated with 
surrounding uses or other allowable uses in the zone. 
 

Staff comment:  The place of assembly use is similar to the former church, with gatherings generally 
occurring at off-peak hours and with potentially less traffic (due to the proposed assembly room areas 
being smaller - see details in the Traffic Memo in Attachment F). Larger gatherings will be 
accommodated with on-site parking, the agreed parking during off peak times at the abutting dental 
offices, and shared-use parking at the adjacent shopping center, with similar or fewer impacts than 
those associated with surrounding uses or other allowable uses in the zone.   

 

C.  DEVELOPMENT REVIEW (SITE PLAN STANDARDS in Section 14-526) 
The applicant has provided a comprehensive application, with additional information and easement/agreements as 
necessary to facilitate the project (Attachments A to O and Plans P1 to P16.  The proposed development has been 
reviewed by staff for conformance with the relevant review standards of Portland’s site plan ordinance and applicable 
regulations. 
 
A. Transportation Standards  
Impact on  Surrounding Street system and Access and Circulation 

The proposed neighborhood center and daycare would utilize the two main existing drives which currently serve about 
a dozen parking spaces.  The proposed site plan (Plan P5 and Plan P6) shows that these drives would be providing 
access to 50 space parking spaces, which would be used regularly for dropping off and picking up children from the 
daycare use.  
 
At the Workshop there were a number of questions regarding the traffic generated by the daycare use and whether it 
was safe relative to Congress Street, plus other concerns about pedestrian safety. Since then the applicant has met with 
Tom Errico, Traffic engineering Reviewer, and submitted additional information to address all of the issues raised at 
the Workshop as described in detail in their cover letter (page 3 & 4 of Attachment A). 
 
Tom Errico, the Traffic Engineering Reviewer, has confirmed that his comments have been addressed in full 
(Attachment 2) : 
 

• Maine Traffic Resources conducted a Trip Generation Analysis for the project and concludes that the 
proposed  Jewish Community Center will generate less traffic as compared to St Patrick’s Church.  The 
applicant should provide an estimated comparison between the former Church use and the proposed 
project during the weekday AM and PM peak hours.  My general sense in that during the AM peak hour 
the net change may not be significant given weekday morning Church services.  During the weekday PM 
peak hour, I suspect the Church did not have regular weekday activities, while the proposed use will add 
traffic in conjunction with the day-care use. 

Status: The applicant has submitted updated trip generation information and is estimating an increase of 50 
to 60 additional PM peak hours trips as compared to the former St. Patrick’s Church.  The applicant has 
noted that this estimate is likely high given existing facility conditions, which I agree with given my site 
observations.  I find the trip generation estimate to be reasonable and I have no further comment. 

 
• I find driveway conditions along Congress Street to be improved with the elimination of existing 

driveways. 
Status: I have no further comment. 
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• The driveway entering the site from Congress Street is noted as having a width of 22.7 feet.  This width (in 
the area where parking maneuvers occur) does not meet City standards and thus a formal waiver should 
be requested by the applicant. 

Status: I find the proposed driveway width to be acceptable given that most vehicles will be passenger cars 
and that a secondary driveway via the Westgate Shopping Center will be provided. I support this waiver 
request. 

 
• A detectible warning panel is not required at the site driveway on Congress Street. 
Status: The plans have been revised and I have no further comment. 

 
• I would suggest a tip-down curb entering the driveway on Congress Street, as currently provided. 
Status: The curb ramp layout should be revised so that the ramp flare does not impact accessibility along 
the sidewalk route.  Having a tip-down design will help to address this issue.  

 
• I find the vehicular connection to Westgate Shopping Center to be an excellent access management 

strategy that will allow traffic from the Community Center to utilize the traffic signal at Stevens Avenue.  I 
would note that this connection can also serve traffic from the abutting medical office building and traffic 
from Lassell Street. Accordingly, I would suggest that access use rights be provided. While I would prefer 
that the connection to the Westgate Shopping Center to be more direct, given the potential for 
vehicle/pedestrian conflict, the proposed plan appears acceptable.  The applicant should provide a 
response on this issue and how they see traffic circulation interacting with site activity. 

Status: An agreement has been provided and I have no further comment. 
 

• The applicant shall consider the formal delineation of the driveway along the medical office property 
boundary, when entering from Congress Street. 

Status: The site plan has been revised and I find conditions to be acceptable. 
 

• The applicant should provide specifics about how the Daycare pick-up and drop-off activity will be 
managed from traffic perspective. 

Status: The applicant has provided the requested information and I have no further comment. 
 

• I’m concerned that the ITE data is not a good source for estimating traffic for the proposed project.  I 
would suggest that the applicant conduct traffic counts/surveys at existing facilities to better estimate 
traffic levels.  I would also like to get  a better understanding on historic traffic activity at St. Patrick’s 
Church. I recognize that traffic volumes are not likely to be available, but information on daily services 
and other event details would be helpful for my review and understanding of project impacts.  The 
applicant should attempt to provide specific church service information, if available. 

Status: As noted above the applicant has provided a reasonable estimate and I have no further comment. 
 

• The pick-up and drop-off of daycare and others will need to be carefully managed. Accordingly, the 
applicant should provide specific details on how this process will take place.  This should include what 
building entrances will be used, sidewalk facilities between parking spaces and the noted entrance, etc.  I 
would note that the pick-up/drop-off program must be managed such that vehicles are not parking along 
the driveway off Congress Street.  

Status: I have reviewed existing JCA activity at their current Portland site and I have recommended that a 
barrier be constructed that prevents pedestrians from accessing the building entrance near Congress 
Street.  The applicant has revised the site plan to include a 18” sitting wall along the curb. While the height 
of the wall in mountable by pedestrians, I do believe the physical presence of the wall will deter drop-off and 
pick-up activity near Congress Street.  Accordingly, I find conditions to be acceptable. 

 
Parking:  The Site Plan (Plan P5) shows 50 spaces on the plan and this meets the zoning requirement of 49 spaces that 
is based on: 

• 30 spaces for the neighborhood center – based on 1 parking space for each 150 sq ft of floor area used for 
the neighborhood center, which the Zoning Administrator advises applies to the assembly room/ 
multipurpose rooms only (4375 sq ft); 

• 14 spaces for the day care -  based on 1 space for each of the 14 day care staff members; and 
• 5 spaces for the office component- based on 2000 sq ft of offices and 1 space per 400 sq ft. 
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The on-site provision did not address the demand for special events, and the applicant has provided additional 
information on the expected parking demand (Attachment A and F) and secured a parking license for about 40+ 
parking spaces in the dental offices parking lot immediately abutting the site and accessible from the same drive 
(Attachment N). 

Mr Errico has confirmed (Attachment 2): 

• The applicant shall provide a Parking Supply analysis that documents parking needs both under a typical 
weekday scenario and during Community Center events. 

Status: The applicant has provided an analysis of event parking demand and estimates a need for 
approximately 50 vehicles.  I find this estimate to be generally reasonable and given agreements for use of 
abutting parking lots, I find the projects parking supply to be acceptable. I have no further comment. 

  
B. Environmental Quality Standards  
Landscape Preservation, Buffers and Parking Lot Landscaping  
The Demolition Plan in Plan P4 shows the proposed removal of the 5 trees alongside the drive by the dental offices, 
and a considerable area of vegetation around the back of the site is also removed including  near Lassall Street.  A 
further 12 conifer trees are removed along the west boundary, which will become snow storage and parking area.  The 
City Arborist expressed concern about the loss of the trees and also suggested the incorporation of a landscaped island 
at Congress Street (Attachment 5)    
 
The Landscape Plan (Plan P16) was revised to include additional planting and a 17 foot wide landscaped island 
between the parking in the dental offices site and the widened drive into the neighborhood center.  
 
At the time of completing this report the City Arborist has not provided final comments and these will be circulated to 
the Board at the hearing. The creation of the new island is welcomed. 
 
The nearest neighbor (Pat Bernard, see PC 4) is concerned about the height of the stockade fence but is on vacation 
and there has not been an opportunity to discuss this with her.  The applicant has noted her concern in their response 
letter (Attachment O) and are open to lowering the fence, as is the City Arborist. A suggested condition of approval 
addresses this unresolved issue of boundary treatment for the nearest neighbor. 

 
Water quality; Stormwater Management; Erosion control: 
The proposal creates an additional 11,500 sq ft of impervious surface and includes an improved stormwater 
management and treatment system comprising Stormtech chambers and an underdrained soil filter bed.  The applicant 
submitted a Drainage Study as part of the original submission and revised it prior to the Workshop in response to the 
Peer Engineer Dave Senus’s comments.  At that time there were three outstanding issues (roof discharge; upgrade and 
responsibility for the southern outfall, and planting plan for the rain garden) and these have now been addressed to the 
satisfaction of the Peer Engineering Reviewer (Attachment 1). 
 
The final arrangements involve a temporary easement with the abutter and a stormwater agreement with the abutter as 
well as the applicant, and these have been drafted and are included in Attachment M.  A suggested condition of 
approval requires these to be executed prior to the issuance of a building permit.  
 
C. Public Infrastructure and Community Safety Standards (1) 
Consistency with Master Plans and Public Safety and Fire Prevention 
The proposals are generally acceptable in relation to these standards; the Fire Department has reviewed the fire truck 
turning templates and considers the access satisfactory (Attachment 4). 
 
Public Utilities 
The capacity to serve letters have been submitted in respect of all utilities except wastewater disposal (Attachment G); 
a suggested condition of approval relates to that being submitted prior to the issuance of a building permit. 
 
 
D. Site Design Standards  
(note:  there are no design standards that apply to this site) 
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Historic Resources: 
One of the public comments (PC 2) has suggested that the existing building has historic value and should not be 
demolished.  The City’s Historic Preservation Program Manager has been consulted and she confirmed that this 
question was raised with her in the past and at that time she researched the building/architecture and determined that it 
did not meet the criteria for historic designation. 
The church that is selling the property has made it a requirement of the sale that the building be demolished.  Whether 
it should be designated historic is a decision for the Historic Preservation Program Manager and the Historic 
Preservation Board. 
 
Exterior Lighting: 
The lighting plan has been revised since the Workshop to address earlier concerns regarding trespass (Plan P15).  At 
the Workshop staff had requested further lighting information regarding the area along the improved access drive from 
Congress Street (at the Congress Street end) and on the front of the building by the entrance from the sidewalk, as the 
earlier plan did not show any lighting for these areas.  Staff  requested additional information to evaluate the existing 
lighting in these areas and whether some additional lighting should be added to address safety and security in those 
areas. This has not been received, so a suggested condition requests this information. 
 

 Noise and Vibration: 
There are no anticipated impacts, but the ordinance standards have been reinforced in a suggested condition of 
approval. 
 
IX. STAFF RECOMMENDATION 
Subject to the proposed motions and conditions of approval listed below, Planning Division staff recommends that the 
Planning Board approve the proposed day care center and neighborhood center as proposed by Jewish Community 
Alliance of Southern Maine. The suggested conditions of approval are largely minor, although staff request guidance 
from the Board regarding a possilbe conditional use condition regarding the hours of use for the neighborhood center 
element of the project (see discussion in VIII B). 
 
VIII. MOTIONS FOR THE BOARD TO CONSIDER 
 
A. WAIVERS 

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 March 24, 2015 for 
application #2014-054 (Conditional Use) and #2013-248 (Site Plan) (709-713 Congress Street), relevant to Portland’s 
Technical and Design Standards and other regulations; and the testimony presented at the Planning Board hearing: 
 

1. Driveway width: 
The Planning Board (waives/does not waive) Technical Design Standard Section 1.7.1.3  to allow the 
proposed driveway to be 22.7 feet wide for one section near Congress Street as shown on the Site Plan in Plan 
P6; 

 
2.  Soil survey 

The Planning Board (waives/does not waive) Technical Design Standard Section 7 Soil Survey Standards that 
require a soil survey as the applicant has previously taken soil borings as part of an earlier environmental 
assessment. 
 

B. 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 July 14, 2015 for application 
#2014-058 (Conditional Use and Site Plan) (1342 Congress Street), relevant to Portland’s Conditional Use Standards 
and other regulations, and the testimony presented at the Planning Board hearing:  

 
 The Planning Board finds that the proposed conditional use for place of assembly at 1342 Congress Street as 

described in the application does / does not meet the standards of Section 14-474 and the standards of Section 
14.118 (b) 3 for the R5 zone, subject to the following conditions: 

 
i. The Jewish Neighborhood Center shall be limited to hours of operation from 6:00 am to 11:00 pm. 
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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 July 14, 2015 for application  
#2014-058 (Conditional Use and Site Plan) (1342 Congress 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 plan is / is not in conformance with the site plan standards of the land use 
code, subject to the following conditions: 

 
i. That the recorded easement with Charter Westgate, regarding use of the shared drive, shall be submitted to 

the Planning Authority prior to the issuance of a building permit; and 
 

ii. That the Parking License (for use of the abutting dental offices lot) and the Drainage Improvements and 
Temporary Construction Easement (abutters to south) shall be executed and submitted to the Planning 
Authority prior to the issuance of a building permit;  and 
 

iii. That the applicant revise the curb ramp layout at Congress Street in accordance with the comments of Tom 
Errico dated June 26, 2015, with revised plans to be reviewed and approved by the Planning Authority 
prior to the issuance of a building permit; and 
 

iv. That the height of the boundary fence along the eastern boundary and associated buffer treatment be the 
subject of further discussion with the City Arborist, Planning Authority and nearest neighbor (P Bernard) 
and any agreed revisions be shown on a revised Site Plan/Landscape Plan for final approval prior to the 
issuance of a building permit; and 

 
v. That the final comments of the Department of Public Services shall be addressed to the satisfaction of the 

Planning Authority prior to the issuance of a building permit; and 
 

vi. That the outstanding utility letter be submitted to the Planning Authority prior to the issuance of a building 
permit; and 

 
vii. The developer/contractor/subcontractor must comply with conditions of the submitted and approved 

stormwater management plan and sediment and erosion control plan and associated inspection and 
maintenance manual,  based on City standards and state guidelines. The owner/operator of the approved 
stormwater management system and all assigns shall comply with the conditions of Chapter 32 
Stormwater including Article III, Post Construction Stormwater Management, which specifies the annual 
inspections and reporting requirements. The two  maintenance agreements (one for the applicants site and 
one for the abutters site) for the stormwater drainage system shall be submitted, signed and recorded with 
a copy to the Planning Division and Department of Public Services prior to the issuance of a building 
permit; and 

 
viii. That additional lighting information shall be submitted in respect of the widened drive access and building 

entrance nearest to Congress Street to show that the site lighting meets the City Technical Standards, and 
any deficiencies shall be addressed in a revised lighting plan for review and approval prior to the issuance 
of a building permit; and 

 
ix. That all heating, ventilation and air conditioning shall be screened and located away from abutting 

residential properties.  
 
 
 
 
 
 
 
 
 
[Attachments on next page] 
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ATTACHMENTS: 
Report attachments 

1. Peer Engineering Reviewer, Dave Senus comments 
2. Traffic Eng. Reviewer Tom Errico comments 
3. Dept of Public Services comments 
4. Fire Dept. Keith Gautreau comments  
5. City Arborist comments 5.15.2015 
6. Legal Dept comments re Plaza easement 
7. ZBA Determination re Day Care Cond. Use 

 
Public Comments 
PC 1   P Barnard 
PC 2   P Jeffrey 
PC 3   P Jeffrey 
PC 4   P Bernard 
PC 5   Libbytown Neighborhood Association 

 
Applicants submittal  
A.  Tighe & Bond cover letter 6.24.2015 
B.  Final Site Plan application 
C.  Final Conditional use application (Places of 

Assembly) 
D.  P&S Agreement 
E. Letter of financial capacity (Key Bank) 4.2.2015 
F. Traffic Analysis  3.19.2015; 3.13.2015 and 

6.4.2015 
G. Utility letters 
H.  Fire Dept Checklist & Wastewater application 

Applicants submittal, con’t 
I.  Neighborhood Meeting documents 
J.  Charter Westgate Easement Agreement 
K.  Floor Plan  
L.   Drainage Study 
M.  Stormwater agreements 
N.  Parking license re dental lot 
O.  Response to public comments 7.8.2015 

 
Plans 

P1.   Survey 
P2.   Exterior elevations 
P3.   Cover Page 
P4.   Existing Conditions and Demolition Plan 
P5.   Overall site Plan 
P6.   Site plan 
P7.   Grading, Drainage and Erosion Control Plan 
P8.   Utilities Plan 
P9.   Erosion Control Notes and Details 
P10.  P13. Details 
P14. Offsite Drainage 
P15. Site Lighting Plan 
P16.  Landscape Plan 
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1342 Congress Street Peer Review Memo

MEMORANDUM

TO: Jean Fraser, Planner
FROM: David Senus, P.E.
DATE: July 6, 2015
RE: 1342 Congress Street Neighborhood Center, Final Level III Site Plan Application

Woodard & Curran has reviewed the response to comments and Final Level III Site Plan Application
submittal for the for the proposed Neighborhood Center at 1342 Congress Street. The project involves the
construction of a 19,300 SF building with associated site improvements that include a surface parking lot,
stormwater management system, utilities, site lighting, and landscaping. The project will disturb
approximately 85,000 SF and result in 12,500 SF of additional impervious area.

Documents Reviewed by Woodard & Curran
 Response to Comments letter dated June 24, 2015, prepared by Tighe & Bond, on behalf of the

Jewish Community Alliance of Southern Maine.
 Revised Drainage Study for the Proposed Neighborhood Center located at 1342 Congress Street,

revision date June 23, 2015, prepared by Tighe & Bond on behalf of the Jewish Community
Alliance of Southern Maine.

 Engineering Plans, Sheets C-1 through C-10, rev dated June 23, 2015, prepared by Tighe & Bond,
on behalf of the Jewish Community Alliance of Southern Maine.

Comments

1. The Applicant has noted that they are currently working on completing a Temporary Construction
Agreement with the abutting landowner at 60 Willow Lane for the installation of permanent
stormwater conveyance features on the abutter’s property, to be owned and maintained by the
abutter, and will submit this agreement to the Planning Board prior to the meeting.

2. All previous review comments provided by Woodard & Curran have been adequately addressed.

JMY
Typewritten Text
Att. 1
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MEMORANDUM

TO: Jean Fraser, Planner
FROM: David Senus, P.E.
DATE: April 22, 2015
RE: 1342 Congress Street Neighborhood Center, Preliminary Level III Site Plan Application

Woodard & Curran has reviewed the Preliminary Level III Site Plan Application for the proposed
Neighborhood Center located at 1342 Congress Street in Portland, Maine. The project involves the
construction of a 19,300 SF building with associated site improvements that include a surface parking lot,
stormwater management system, utilities, site lighting, and landscaping. The project will disturb
approximately 85,000 SF and result in 12,500 SF of additional impervious area.

Documents Reviewed by Woodard & Curran
 Preliminary Level III Site Plan Application and attachments, dated April 3, 2015, prepared by Tighe

& Bond, on behalf of the Jewish Community Alliance of Southern Maine.
 Engineering Plans, Sheets C-1 through C-9, dated April 3, 2015, prepared by Tighe & Bond, on

behalf of the Jewish Community Alliance of Southern Maine.

Comments
1) The project will disturb more than one acre of area and will therefore require filing a notice of intent to

comply with the Maine Construction General Permit with the MaineDEP.
2) The application is preliminary. As such, additional documents will be submitted for the final application,

including letters from utilities confirming capacity to serve the proposed development and a
Construction Management Plan. Woodard & Curran will perform a review of the Final Application upon
receipt of those documents.

3) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project
is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding
Standards. We offer the following comments:
a) Basic Standards: Plans, notes, and details have been provided to address erosion and sediment

control requirements, inspection and maintenance requirements, and good housekeeping practices
in general accordance with Appendix A, B, & C of MaineDEP Chapter 500.

b) General Standards: The project will result in a net increase in impervious area of approximately
12,500 square feet. As such, the project is required to include stormwater management features for
water quality control. The Applicant is proposing an underdrained soil filter to meet the General
Standards. The following comments should be addressed:
i) The Applicant has requested a waiver from the requirement for pre-treatment of runoff directed

to filter BMPs due to topographic and geometric constraints of the site. Pre-treatment is
particularly important for filter systems to ensure that sediment does not clog the filter and
impede its function. It appears that there is ample space on the southern portion of the site to
provide the MaineDEP recommended forebay area. We recommend that the applicant include
a sediment forebay at the inlet point to the filter.

ii) The Applicant should provide calculations demonstrating that an area equivalent to 95% of the
new impervious area will be treated by the Underdrained Soil Filter system in accordance with
the General Standards.

iii) Per Chapter 7.1 of Volume III of the MaineDEP Stormwater BMP Manual, the Applicant should
provide appropriate sizing calculations, including treatment volumes, filter area, and peak
water quality storage depths, for the proposed Underdrained Soil Filter system.

c) Flooding Standard: The project will result in net increase in impervious area of approximately
12,500 square feet.. As such, the project is required to include stormwater management features to
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control the rate of stormwater runoff from the site. The Applicant has provided HydroCAD Reports
to demonstrate compliance with the Flooding Standard. The following comments should be
addressed:
i) Without site-specific soil infiltration testing data, the HydroCAD model cannot include the

discarding of flow by means of infiltration within the soil filter area.
ii) Future submittals should include details for the outlet control structures associated with the soil

filter and the StormTech Chamber system, including orifices and weirs.
iii) Future submittals should identify key elevations for the StormTech Chamber detail matching to

the elevations utilized in the HydroCAD model.
iv) The Pre-Development Watershed Plan (WS-1) indicates that runoff from the existing building

roof is part of catchments WS-1 and WS-2; however, runoff from some of these roof areas is
collected in downspouts that enter into the ground and which do not appear to flow to PA-1
and PA-2. The Applicant should determine the discharge location for the building’s roof
downspouts and re-evaluate the catchment areas and stormwater model based on their
findings.

v) The Applicant has proposed to discharge the majority of the site’s drainage to a new outfall
located at the southwest edge of the site, adjacent to an existing drainage ditch that flows
across a residential property located south of the site. Although the pre/post stormwater
analysis is intended to show that the flow at this study point will not increase in the 2, 10 and
25 year storm event conditions, there will be a new outfall with a concentrated discharge at
this location. We recommend that the Applicant work with the adjacent property owner to
determine if there are existing concerns over drainage in this area, and based on input from
that property owner, determine if improvements can or should be made to the drainage ditch
as part of this project.

4) The Long Term Operations & Maintenance Plan for stormwater management systems should include a
reference to Chapter 32 of the City of Portland Code of Ordinances related to annual reporting
requirements.

5) The proposed Underdrained Soil Filter Bed detail refers to a Rain Garden Planting Plan for proposed
plantings; however, it does not appear that this plan has been provided at this time.

6) The proposed Vertical Granite Curb, Concrete Sidewalk, and Utility Trench details should be revised to
comply with the City of Portland Technical Manual for work within the City Right-of-Way.
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MEMORANDUM

TO: Jean Fraser, Planner
FROM: David Senus, P.E.
DATE: May 13, 2015
RE: 1342 Congress Street Neighborhood Center, Preliminary Level III Site Plan Application

Woodard & Curran has reviewed the Preliminary Level III Site Plan Application response to comments
submittal for the for the proposed Neighborhood Center at 1342 Congress Street. The project involves the
construction of a 19,300 SF building with associated site improvements that include a surface parking lot,
stormwater management system, utilities, site lighting, and landscaping. The project will disturb
approximately 85,000 SF and result in 12,500 SF of additional impervious area.

Documents Reviewed by Woodard & Curran
 Response to Comments Memorandum dated May 8, 2015, prepared by Tighe & Bond, on behalf of

the Jewish Community Alliance of Southern Maine.
 Revised Drainage Study for the Proposed Neighborhood Center located at 1342 Congress Street,

revision date May 5, 2015, prepared by Tighe & Bond on behalf of the Jewish Community Alliance
of Southern Maine.

 Engineering Plans, Sheets C-2A through C-9, rev dated May 8, 2015, prepared by Tighe & Bond,
on behalf of the Jewish Community Alliance of Southern Maine.

Comments (Previous review comment with update in bold)
1) The project will disturb more than one acre of area and will therefore require filing a notice of intent to

comply with the Maine Construction General Permit with the MaineDEP.
Acknowledged by Applicant.

2) The application is preliminary. As such, additional documents will be submitted for the final application,
including letters from utilities confirming capacity to serve the proposed development and a
Construction Management Plan. Woodard & Curran will perform a review of the Final Application upon
receipt of those documents.
Acknowledged by Applicant.

3) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project
is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding
Standards. We offer the following comments:
a) Basic Standards: Plans, notes, and details have been provided to address erosion and sediment

control requirements, inspection and maintenance requirements, and good housekeeping practices
in general accordance with Appendix A, B, & C of MaineDEP Chapter 500.
Acknowledged by Applicant.

b) General Standards: The project will result in a net increase in impervious area of approximately
12,500 square feet. As such, the project is required to include stormwater management features for
water quality control. The Applicant is proposing an underdrained soil filter to meet the General
Standards. The following comments should be addressed:
i) The Applicant has requested a waiver from the requirement for pre-treatment of runoff directed

to filter BMPs due to topographic and geometric constraints of the site. Pre-treatment is
particularly important for filter systems to ensure that sediment does not clog the filter and
impede its function. It appears that there is ample space on the southern portion of the site to
provide the MaineDEP recommended forebay area. We recommend that the applicant include
a sediment forebay at the inlet point to the filter.
Comment adequately addressed - A sediment forebay has been added to design.
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ii) The Applicant should provide calculations demonstrating that an area equivalent to 95% of the
new impervious area will be treated by the Underdrained Soil Filter system in accordance with
the General Standards.
Comment adequately addressed – Calculations have been provided. An adequate area
will be treated and the soil filter system is designed to detain and treat the water quality
volume in accordance with the General Standards.

iii) Per Chapter 7.1 of Volume III of the MaineDEP Stormwater BMP Manual, the Applicant should
provide appropriate sizing calculations, including treatment volumes, filter area, and peak
water quality storage depths, for the proposed Underdrained Soil Filter system.
Comment adequately addressed – Calculations have been provided.

c) Flooding Standard: The project will result in net increase in impervious area of approximately
12,500 square feet.. As such, the project is required to include stormwater management features to
control the rate of stormwater runoff from the site. The Applicant has provided HydroCAD Reports
to demonstrate compliance with the Flooding Standard. The following comments should be
addressed:
i) Without site-specific soil infiltration testing data, the HydroCAD model cannot include the

discarding of flow by means of infiltration within the soil filter area.
Comment adequately addressed – Model has been revised.

ii) Future submittals should include details for the outlet control structures associated with the soil
filter and the StormTech Chamber system, including orifices and weirs.
Comment adequately addressed – Details provided.

iii) Future submittals should identify key elevations for the StormTech Chamber detail matching to
the elevations utilized in the HydroCAD model.
Comment adequately addressed – Details provided.

iv) The Pre-Development Watershed Plan (WS-1) indicates that runoff from the existing building
roof is part of catchments WS-1 and WS-2; however, runoff from some of these roof areas is
collected in downspouts that enter into the ground and which do not appear to flow to PA-1
and PA-2. The Applicant should determine the discharge location for the building’s roof
downspouts and re-evaluate the catchment areas and stormwater model based on their
findings.
The Applicant’s engineer has stated that they are actively working with the Owner to
determine the outlet locations of the roof drains. As part of the future, final submittal,
the Applicant will revise the Pre- Development Watershed Plan (WS-1) and drainage
design (if needed) to account for updated roof drainage information.

v) The Applicant has proposed to discharge the majority of the site’s drainage to a new outfall
located at the southwest edge of the site, adjacent to an existing drainage ditch that flows
across a residential property located south of the site. Although the pre/post stormwater
analysis is intended to show that the flow at this study point will not increase in the 2, 10 and
25 year storm event conditions, there will be a new outfall with a concentrated discharge at
this location. We recommend that the Applicant work with the adjacent property owner to
determine if there are existing concerns over drainage in this area, and based on input from
that property owner, determine if improvements can or should be made to the drainage ditch
as part of this project.
The
The Applicant has acknowledged that they will work with the adjacent property owner to
determine if there are any existing concerns over drainage in this area and determine if
improvements are necessary. Information regarding these discussions/decisions
should be provided with the final submittal.

4) Sheet C-2b depicts snow storage along the east edge of the rear parking lot, adjacent to several
residential properties. The grading plan (C-3) indicates that runoff from this area would potentially flow
onto these properties. The Applicant should limit snow storage in this area and should revisit the
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proposed grading to ensure that runoff from the project property is not directed onto these abutting
residential lots.
Comment adequately addressed - The grading plan has been revised to provide for a shallow
swale on the project property.

5) The Long Term Operations & Maintenance Plan for stormwater management systems should include a
reference to Chapter 32 of the City of Portland Code of Ordinances related to annual reporting
requirements.
Comment adequately addressed – Annual reporting requirements per Chapter 32 added to O&M
Plan.

6) The proposed Underdrained Soil Filter Bed detail refers to a Rain Garden Planting Plan for proposed
plantings; however, it does not appear that this plan has been provided at this time.
The Applicant has acknowledged that the Landscape Plan, Sheet L-1, will be updated to include
an appropriate planting plan for the Underdrained Soil Filter with the Final Site Plan Submission.

7) The proposed Vertical Granite Curb, Concrete Sidewalk, and Utility Trench details should be revised to
comply with the City of Portland Technical Manual for work within the City Right-of-Way.
Comment adequately addressed – Details provided.
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MEMORANDUM

TO: Jean Fraser, Planner
FROM: David Senus, P.E.
DATE: May 1, 2015
RE: 1342 Congress Street Neighborhood Center, Preliminary Level III Site Plan Application

Woodard & Curran has reviewed the Preliminary Level III Site Plan Application for the proposed
Neighborhood Center located at 1342 Congress Street in Portland, Maine. The project involves the
construction of a 19,300 SF building with associated site improvements that include a surface parking lot,
stormwater management system, utilities, site lighting, and landscaping. The project will disturb
approximately 85,000 SF and result in 12,500 SF of additional impervious area.

Documents Reviewed by Woodard & Curran
 Preliminary Level III Site Plan Application and attachments, dated April 3, 2015, prepared by Tighe

& Bond, on behalf of the Jewish Community Alliance of Southern Maine.
 Engineering Plans, Sheets C-1 through C-9, dated April 3, 2015, prepared by Tighe & Bond, on

behalf of the Jewish Community Alliance of Southern Maine.

Comments
1) The project will disturb more than one acre of area and will therefore require filing a notice of intent to

comply with the Maine Construction General Permit with the MaineDEP.
2) The application is preliminary. As such, additional documents will be submitted for the final application,

including letters from utilities confirming capacity to serve the proposed development and a
Construction Management Plan. Woodard & Curran will perform a review of the Final Application upon
receipt of those documents.

3) In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project
is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding
Standards. We offer the following comments:
a) Basic Standards: Plans, notes, and details have been provided to address erosion and sediment

control requirements, inspection and maintenance requirements, and good housekeeping practices
in general accordance with Appendix A, B, & C of MaineDEP Chapter 500.

b) General Standards: The project will result in a net increase in impervious area of approximately
12,500 square feet. As such, the project is required to include stormwater management features for
water quality control. The Applicant is proposing an underdrained soil filter to meet the General
Standards. The following comments should be addressed:
i) The Applicant has requested a waiver from the requirement for pre-treatment of runoff directed

to filter BMPs due to topographic and geometric constraints of the site. Pre-treatment is
particularly important for filter systems to ensure that sediment does not clog the filter and
impede its function. It appears that there is ample space on the southern portion of the site to
provide the MaineDEP recommended forebay area. We recommend that the applicant include
a sediment forebay at the inlet point to the filter.

ii) The Applicant should provide calculations demonstrating that an area equivalent to 95% of the
new impervious area will be treated by the Underdrained Soil Filter system in accordance with
the General Standards.

iii) Per Chapter 7.1 of Volume III of the MaineDEP Stormwater BMP Manual, the Applicant should
provide appropriate sizing calculations, including treatment volumes, filter area, and peak
water quality storage depths, for the proposed Underdrained Soil Filter system.

c) Flooding Standard: The project will result in net increase in impervious area of approximately
12,500 square feet.. As such, the project is required to include stormwater management features to
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control the rate of stormwater runoff from the site. The Applicant has provided HydroCAD Reports
to demonstrate compliance with the Flooding Standard. The following comments should be
addressed:
i) Without site-specific soil infiltration testing data, the HydroCAD model cannot include the

discarding of flow by means of infiltration within the soil filter area.
ii) Future submittals should include details for the outlet control structures associated with the soil

filter and the StormTech Chamber system, including orifices and weirs.
iii) Future submittals should identify key elevations for the StormTech Chamber detail matching to

the elevations utilized in the HydroCAD model.
iv) The Pre-Development Watershed Plan (WS-1) indicates that runoff from the existing building

roof is part of catchments WS-1 and WS-2; however, runoff from some of these roof areas is
collected in downspouts that enter into the ground and which do not appear to flow to PA-1
and PA-2. The Applicant should determine the discharge location for the building’s roof
downspouts and re-evaluate the catchment areas and stormwater model based on their
findings.

v) The Applicant has proposed to discharge the majority of the site’s drainage to a new outfall
located at the southwest edge of the site, adjacent to an existing drainage ditch that flows
across a residential property located south of the site. Although the pre/post stormwater
analysis is intended to show that the flow at this study point will not increase in the 2, 10 and
25 year storm event conditions, there will be a new outfall with a concentrated discharge at
this location. We recommend that the Applicant work with the adjacent property owner to
determine if there are existing concerns over drainage in this area, and based on input from
that property owner, determine if improvements can or should be made to the drainage ditch
as part of this project.

4) Sheet C-2b depicts snow storage along the east edge of the rear parking lot, adjacent to several
residential properties. The grading plan (C-3) indicates that runoff from this area would potentially flow
onto these properties. The Applicant should limit snow storage in this area and should revisit the
proposed grading to ensure that runoff from the project property is not directed onto these abutting
residential lots.

5) The Long Term Operations & Maintenance Plan for stormwater management systems should include a
reference to Chapter 32 of the City of Portland Code of Ordinances related to annual reporting
requirements.

6) The proposed Underdrained Soil Filter Bed detail refers to a Rain Garden Planting Plan for proposed
plantings; however, it does not appear that this plan has been provided at this time.

7) The proposed Vertical Granite Curb, Concrete Sidewalk, and Utility Trench details should be revised to
comply with the City of Portland Technical Manual for work within the City Right-of-Way.



From: Tom Errico <thomas.errico@tylin.com>
To: Jean Fraser <JF@portlandmaine.gov>
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley <KAS@port...
Date: 6/26/2015 10:38 AM
Subject: Jewish Community Center - Final Traffic Comments

Jean - I have reviewed the revised application materials and the following represents a status update on 
my previous comments.

*         Maine Traffic Resources conducted a Trip Generation Analysis for the project and concludes that 
the proposed  Jewish Community Center will generate less traffic as compared to St Patrick's Church.  
The applicant should provide an estimated comparison between the former Church use and the proposed 
project during the weekday AM and PM peak hours.  My general sense in that during the AM peak hour 
the net change may not be significant given weekday morning Church services.  During the weekday PM 
peak hour, I suspect the Church did not have regular weekday activities, while the proposed use will add 
traffic in conjunction with the day-care use.
Status: The applicant has submitted updated trip generation information and is estimating an increase of 
50 to 60 additional PM peak hours trips as compared to the former St. Patrick's Church.  The applicant 
has noted that this estimate is likely high given existing facility conditions, which I agree with given my site 
observations.  I find the trip generation estimate to be reasonable and I have no further comment.

*         I find driveway conditions along Congress Street to be improved with the elimination of existing 
driveways.
Status: I have no further comment.

*         The driveway entering the site from Congress Street is noted as having a width of 22.7 feet.  This 
width (in the area where parking maneuvers occur) does not meet City standards and thus a formal 
waiver should be requested by the applicant.
Status: I find the proposed driveway width to be acceptable given that most vehicles will be passenger 
cars and that a secondary driveway via the Westgate Shopping Center will be provided. I support this 
waiver request.

*         A detectible warning panel is not required at the site driveway on Congress Street.
Status: The plans have been revised and I have no further comment.

*         I would suggest a tip-down curb entering the driveway on Congress Street, as currently provided.
Status: The curb ramp layout should be revised so that the ramp flare does not impact accessibility along 
the sidewalk route.  Having a tip-down design will help to address this issue.

*         The applicant shall provide a Parking Supply analysis that documents parking needs both under a 
typical weekday scenario and during Community Center events.
Status: The applicant has provided an analysis of event parking demand and estimates a need for 
approximately 50 vehicles.  I find this estimate to be generally reasonable and given agreements for use 
of abutting parking lots, I find the projects parking supply to be acceptable. I have no further comment.

*         I find the vehicular connection to Westgate Shopping Center to be an excellent access 
management strategy that will allow traffic from the Community Center to utilize the traffic signal at 
Stevens Avenue.  I would note that this connection can also serve traffic from the abutting medical office 
building and traffic from Lassell Street. Accordingly, I would suggest that access use rights be provided. 

JMY
Typewritten Text
Att. 2



While I would prefer that the connection to the Westgate Shopping Center to be more direct, given the 
potential for vehicle/pedestrian conflict, the proposed plan appears acceptable.  The applicant should 
provide a response on this issue and how they see traffic circulation interacting with site activity.
Status: An agreement has been provided and I have no further comment.

*         The applicant shall consider the formal delineation of the driveway along the medical office 
property boundary, when entering from Congress Street.
Status: The site plan has been revised and I find conditions to be acceptable.

*         The applicant should provide specifics about how the Daycare pick-up and drop-off activity will be 
managed from  traffic perspective.
Status: The applicant has provided the requested information and I have no further comment.

*         I'm concerned that the ITE data is not a good source for estimating traffic for the proposed project.  
I would suggest that the applicant conduct traffic counts/surveys at existing facilities to better estimate 
traffic levels.  I would also like to get  a better understanding on historic traffic activity at St. Patrick's 
Church. I recognize that traffic volumes are not likely to be available, but information on daily services and 
other event details would be helpful for my review and understanding of project impacts.  The applicant 
should attempt to provide specific church service information, if available.
Status: As noted above the applicant has provided a reasonable estimate and I have no further comment.

*         The pick-up and drop-off of daycare and others will need to be carefully managed. Accordingly, the 
applicant should provide specific details on how this process will take place.  This should include what 
building entrances will be used, sidewalk facilities between parking spaces and the noted entrance, etc.  I 
would note that the pick-up/drop-off program must be managed such that vehicles are not parking along 
the driveway off Congress Street.
Status: I have reviewed existing JCA activity at their current Portland site and I have recommended that a 
barrier be constructed that prevents pedestrians from accessing the building entrance near Congress 
Street.  The applicant has revised the site plan to include a 18" sitting wall along the curb. While the 
height of the wall in mountable by pedestrians, I do believe the physical presence of the wall will deter 
drop-off and pick-up activity near Congress Street.  Accordingly, I find conditions to be acceptable.

Please contact me if you have any questions.

Best regards,

Thomas A. Errico, PE
Senior Associate
Traffic Engineering Director
[T.Y. Lin International]T.Y. Lin International
12 Northbrook Drive
Falmouth, ME 04105
207.781.4721 (main)
207.347.4354 (direct)
207.400.0719 (mobile)
207.781.4753 (fax)
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com>
Visit us online at www.tylin.com<http://www.tylin.com>
Twitter | Facebook | LinkedIn | YouTube
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From: Tom Errico <thomas.errico@tylin.com>
To: Jean Fraser <JF@portlandmaine.gov>
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley <KAS@port...
Date: 5/13/2015 1:41 PM
Subject: Jewish Community Center

Jean - I have reviewed updated trip generation information provided by the applicant and have the 
following additional comments.

*         I'm concerned that the ITE data is not a good source for estimating traffic for the proposed project.  
I would suggest that the applicant conduct traffic counts/surveys at existing facilities to better estimate 
traffic levels.  I would also like to get  a better understanding on historic traffic activity at St. Patrick's 
Church. I recognize that traffic volumes are not likely to be available, but information on daily services and 
other event details would be helpful for my review and understanding of project impacts.  The applicant 
should attempt to provide specific church service information, if available.

*         The pick-up and drop-off of daycare and others will need to be carefully managed. Accordingly, the 
applicant should provide specific details on how this process will take place.  This should include what 
building entrances will be used, sidewalk facilities between parking spaces and the noted entrance, etc.  I 
would note that the pick-up/drop-off program must be managed such that vehicles are not parking along 
the driveway off Congress Street.

If you have any questions, please contact me.

Best regards,

Thomas A. Errico, PE
Senior Associate
Traffic Engineering Director
[T.Y. Lin International]T.Y. Lin International
12 Northbrook Drive
Falmouth, ME 04105
207.781.4721 (main)
207.347.4354 (direct)
207.400.0719 (mobile)
207.781.4753 (fax)
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com>
Visit us online at www.tylin.com<http://www.tylin.com>
Twitter | Facebook | LinkedIn | YouTube
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From: Tom Errico <thomas.errico@tylin.com>
To: Jean Fraser <JF@portlandmaine.gov>
CC: "Margolis-Pineo, David" <DMP@portlandmaine.gov>, Katherine Earley <KAS@p...
Date: 4/29/2015 1:34 PM
Subject: 1342 Congress Street/Jewish Community Center -- Preliminary Traffic Comments

Jean - I have reviewed the application materials and the following summarizes my preliminary traffic 
comments.

*         Maine Traffic Resources conducted a Trip Generation Analysis for the project and concludes that 
the proposed  Jewish Community Center will generate less traffic as compared to St Patrick's Church.  
The applicant should provide an estimated comparison between the former Church use and the proposed 
project during the weekday AM and PM peak hours.  My general sense in that during the AM peak hour 
the net change may not be significant given weekday morning Church services.  During the weekday PM 
peak hour, I suspect the Church did not have regular weekday activities, while the proposed use will add 
traffic in conjunction with the day-care use.

*         I find driveway conditions along Congress Street to be improved with the elimination of existing 
driveways.

*         The driveway entering the site from Congress Street is noted as having a width of 22.7 feet.  This 
width (in the area where parking maneuvers occur) does not meet City standards and thus a formal 
waiver should be requested by the applicant.

*         A detectible warning panel is not required at the site driveway on Congress Street.

*         I would suggest a tip-down curb entering the driveway on Congress Street, as currently provided.

*         The applicant shall provide a Parking Supply analysis that documents parking needs both under a 
typical weekday scenario and during Community Center events.

*         I find the vehicular connection to Westgate Shopping Center to be an excellent access 
management strategy that will allow traffic from the Community Center to utilize the traffic signal at 
Stevens Avenue.  I would note that this connection can also serve traffic from the abutting medical office 
building and traffic from Lassell Street. Accordingly, I would suggest that access use rights be provided. 
While I would prefer that the connection to the Westgate Shopping Center to be more direct, given the 
potential for vehicle/pedestrian conflict, the proposed plan appears acceptable.  The applicant should 
provide a response on this issue and how they see traffic circulation interacting with site activity.

*         The applicant shall consider the formal delineation of the driveway along the medical office 
property boundary, when entering from Congress Street.

*         The applicant should provide specifics about how the Daycare pick-up and drop-off activity will be 
managed from  traffic perspective.

Please contact me if you have any questions.

Best regards,

Thomas A. Errico, PE
Senior Associate
Traffic Engineering Director
[T.Y. Lin International]T.Y. Lin International
12 Northbrook Drive



Falmouth, ME 04105
207.781.4721 (main)
207.347.4354 (direct)
207.400.0719 (mobile)
207.781.4753 (fax)
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com>
Visit us online at www.tylin.com<http://www.tylin.com>
Twitter | Facebook | LinkedIn | YouTube
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May 15, 2015 
 
Memo To: Barbara Barhydt 
  Jean Fraser 
From:   David Margolis-Pineo 
Re:  Review Comments for the Neighborhood Center – 1342 Congress St (2015-058) 
 
The Department of Public Services has the following comments. 
 

1. Applicant is required to submit a site survey plan stamped by a licensed surveyor. 
2. The City requires that all catchbasins have a three foot sump minimum.  The proposed 

four foot sump is acceptable. 
3. All drawing are required to be stamped by a PE. 
4.  The City would like the applicant to consider that granite tip-downs be use instead of 

radius curbing at the driveway access.  ADA panels are not required at this location. 
5. Please modify note 12 on sheet C-2B to read, “All work shall conform to the City of 

Portland Technical Manual standards.” 
6. The catchbasin outlet control device referred to as “The Snout” is an acceptable 

alternative to the Casco Trap. 
7. Please show and construct the proposed concrete sidewalk within the street right of way 

with the back of the sidewalk against the property line.  This will result in an approximate 
eight foot wide sidewalk along the applicant’s property.  The City would like to discuss 
with the applicant, the possibility of completing the sidewalk to the West of the 
applicant’s property in concrete at the City’s expense. 

8. Only sanitary wasted is allowed to be discharged to the City’s sewer.  No roof, site 
drainage or any other non-contaminated water is allowed. 

9. Please provide a detail of the proposed grease trap.  Please see Portland Technical 
Manual. 

 
We have no further comments at this time. 
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From: David Margolis-Pineo
To: Tom Errico
CC: Barbara Barhydt;  Helen Donaldson;  Jean Fraser
Date: 5/6/2015 1:44 PM
Subject: Sidewalk material Policy

Bishop St is asphalt.
 
1242 Congress St is concrete.   It appears in good condition (Google earth)  We will not require concrete 
unless more than 50% is disturbed.
 
 



MEMORANDUM

To: FILE

Subject: Application ID: 2015-058

Date: 7/9/2015

From: Jean Fraser

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 5/6/2015

Building
The new building shall not affect the egress or required Fire Department access for the neighboring building. 
Hydrants
2009 NFPA 1 18.3 Water Supplies and Fire Hydrants
-Fire Department Connections shall not be located where large diameter hose may block egress.

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015

2.	Fire Vehicle Access

1.)	Largest Fire Department Vehicle must be able to navigate through the parking lot to access building.
2.)	Fire Department Access shall have an unobstructed vertical clearance of not less than 13 ft 6 in.

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015

1.)	A Life Safety Evacuation Plan shall be submitted with the Building Permit detailing the exiting and waiting area 
for occupants.

Construction Management Plan
Streets must maintain a 20’ width for Fire Department access at all times.
Fire Hydrants shall not be blocked or enclosed by fencing. A 3’ foot clearance must be kept at all times around 
the fire hydrant.
If gates are locked, a Portland Fire Department Knox padlock must be purchased by the applicant to allow access 
for the Fire Department.
The Construction Company’ emergency contact information shall be posted on the property in case of an after 
hours emergency. 
All construction shall comply with 2009 NFPA 1 Chapter 16 Safeguards During Building Construction, Alteration, 
and Demolition Operations.
Any cutting and welding done will require a Hot Work Permit from Fire Department.

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015
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MEMORANDUM

To: FILE

Subject: Application ID: 2015-058

Date: 7/9/2015

From: Jean Fraser

All construction and installation shall comply with 2009 NFPA 1, 2009 NFPA 101.

All construction and installation shall comply with City of Portland Fire Department Building Regulations. 
http://www.portlandmaine.gov/fireprevention/fdrulesandregulations.pdf

All construction and installation shall comply with City Code Chapter 10.
http://www.portlandmaine.gov/citycode/chapter010.pdf

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015

The final plans have met the condtions in regards to access, water supply and construction.

Comments Submitted by: Keith Gautreau/Fire on 7/8/2015



From:  Keith Gautreau 
To: Errico  Thomas;  Jean Fraser 
Date:  5/12/2015 11:17 AM 
Subject:  Re: 1342 Congress-  Neigh Center 2015-058 
 
Hi Jean, 
I am good with the turning radius plan that has been provided.  It's not my area of expertise 
but I agree that would be a significant safety issue with cars stopping on Congress St. 
(especially during rush hour) 
  
Thanks, 
Keith 
 
  
Keith Gautreau, Acting Asst. Chief 
Fire Prevention/Community Outreach 
Portland Fire Department 
380 Congress Street 
Portland, ME 04101 
(207)874-8400 
kng@portlandmaine.gov 



MEMORANDUM

To: FILE

Subject: Application ID: 2015-058

Date: 5/6/2015

From: Jean Fraser

1.)	A Life Safety Evacuation Plan shall be submitted with the Building Permit detailing the exiting and waiting area 
for occupants.

Construction Management Plan
Streets must maintain a 20’ width for Fire Department access at all times.
Fire Hydrants shall not be blocked or enclosed by fencing. A 3’ foot clearance must be kept at all times around 
the fire hydrant.
If gates are locked, a Portland Fire Department Knox padlock must be purchased by the applicant to allow access 
for the Fire Department.
The Construction Company’ emergency contact information shall be posted on the property in case of an after 
hours emergency. 
All construction shall comply with 2009 NFPA 1 Chapter 16 Safeguards During Building Construction, Alteration, 
and Demolition Operations.
Any cutting and welding done will require a Hot Work Permit from Fire Department.

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015

All construction and installation shall comply with 2009 NFPA 1, 2009 NFPA 101.

All construction and installation shall comply with City of Portland Fire Department Building Regulations. 
http://www.portlandmaine.gov/fireprevention/fdrulesandregulations.pdf

All construction and installation shall comply with City Code Chapter 10.
http://www.portlandmaine.gov/citycode/chapter010.pdf

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015

2.	Fire Vehicle Access

1.)	Largest Fire Department Vehicle must be able to navigate through the parking lot to access building.
2.)	Fire Department Access shall have an unobstructed vertical clearance of not less than 13 ft 6 in.

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015

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 5/6/2015



MEMORANDUM

To: FILE

Subject: Application ID: 2015-058

Date: 5/6/2015

From: Jean Fraser

Building
The new building shall not affect the egress or required Fire Department access for the neighboring building. 
Hydrants
2009 NFPA 1 18.3 Water Supplies and Fire Hydrants
-Fire Department Connections shall not be located where large diameter hose may block egress.

Comments Submitted by: Keith Gautreau/Fire on 5/6/2015



From: Jeff Tarling
To: Jean Fraser
CC: David Margolis-Pineo
Date: 5/15/2015 10:48 AM
Subject: Congress Street Jewish Center

Hi Jean -
 
I have reviewed the proposed landscape plan for the Jewish Neighborhood Center on Congress Street
and offer the following recommendations:
 
Looking at the back property line and the graphic showing a proposed fence, which is recommended,
wanted to request a fence spec.  My first thought is that the fence should be wooden 6' in height or 
something equal.  
 
The project removes several mature trees on the side entranceway and does not appear to replace
them.  Looking at the space it appears to be wide enough that several, 3 - 4 small trees such as
Magnolia, Dogwood or Cherry could be successfully planted back in this location.  We have also
seen good use of the several upright Oak varieties that stay very narrow but with height that could
help replace the lost trees,  see: http://www.jfschmidt.com/pdfs/regalprinceoak.pdf
Improving this space should be a priority.  Also noted that a small center landscaped island
near the entranceway could be used to improve or define the drive into the site.
 
Overall the rest of the landscape plan appears to meet our landscape & tree standards with
recommended varieties and plant sizes.
 
Thanks

Jeff Tarling
City Arborist
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From:  Jennifer Thompson 

To: Fraser, Jean 

Date:  7/9/2015 6:01 AM 

Subject:  Re: Fwd: Easements/agreements RE: Proposed  Neighborhood Center - 1342  

Congress Street 

 

Hi Jean - I've looked at the access easement and it appears to do what it is supposed to - namely 

providing non-exclusive rights of access over the portion of the driveway owned by the abutter.  

I just note the limitations on it running with the land outlined in Paragraph 5.  I don't think that 

necessarily affects this application but it should be noted that the easement will no longer be in 

effect if the ownership or use of the property changes substantially. 
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From: Jean Fraser
To: Bernard, Patricia
Date: 5/11/2015 12:42 PM
Subject: Revised plans and PB Workshop for Neigh Center, Congress St
Attachments: J0094-C-3-GRADING, DRAINAGE, AND EROSION CONTROL PLAN-5-8-15.pdf; J0094-
C-2B-SITE PLAN-5-8-15.pdf; floor plan (1).pdf

Pat,
 
Staff have raised a number of concerns with the applicant (including those that you mentioned to me) and 
the applicant has just sent revised plans-  I attach the key ones that might affect your property.
 
I also wanted to check the you had received a postcard from my administrative colleagues advising you 
that the PB workshop is scheduled for Tuesday , May 19th late afternoon. (A workshop is for the Board to 
better understand the project and hear from neighbors-  the Board does not make a decision at that 
meeting)
 
I am preparing a PB Memo that goes up on the city's website on Friday (5.15.15);  I will be including the 
comments you have sent so far in the memo, but if you want to send additional comments (for inclusion in 
that Memo) please get them to me by the end of Thursday.
 
If you send written comments to me after the Memo goes out but before noon on the Tuesday (day of the 
meeting), I will print them and circulate to the Planning Board before the meeting.
 
In any case, you can speak at the Workshop during the "public comments" section.
 
Please do not hesitate to contact me with any questions, and please forward these plans to anyone who 
is interested and they can also send me public comments and/or speak at the meeting.
 
thank you
Jean

 
 
Jean Fraser, Planner
City of Portland
874 8728
>>> Patricia Bernard <mainemama@hotmail.com> 4/27/2015 4:25 PM >>>
Even though it's a concern, the grading info is all Greek to me.  I liked the landscaping and it looks like it 
would soften the lines of the building.  I hope the tree planned for in back of my yard is interesting/unique 
enough to draw your eyes to it and  not the stockade fence.  Now that I'm retired I hope to work on 
straightening  out the chaos that's my back yard.

Can I share this info with my neighbors?  djbheah is my son who grew up here and likes to know what's 
happening.

Thanks again, obviously I got the emails ok.

From: mainemama@hotmail.com
To: djbheah@yahoo.com
Subject: RE: 4 add'l plans for Neigh Center, Congress St
Date: Mon, 27 Apr 2015 20:12:48 +0000
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From: mainemama@hotmail.com
To: djbheah@yahoo.com
Subject: FW: 4 add'l plans for Neigh Center, Congress St
Date: Mon, 27 Apr 2015 19:58:35 +0000

Date: Mon, 27 Apr 2015 11:53:47 -0400
From: JF@portlandmaine.gov
To: mainemama@hotmail.com
Subject: 4 add'l plans for Neigh Center, Congress St

Pat,
 
Attached to this e-mail are:
Grading and Drainage plan 
Landscape Plan 
Elevations
I would appreciate it if you could let me know that you got these OK.
 
Please do not hesitate to contact me with any further questions or comments;  when it gets nearer to the 
date of the Planning Board workshop I can clarify the timetable for any comments you might like to bring 
to the attention of the Board members at that meeting.
 
thank you
Jean
 
 
Jean Fraser, Planner
City of Portland
874 8728

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city 
employees about government business may be classified as public records. There are very few 
exceptions. As a result, please be advised that what is written in an e-mail could be released to the public 
and/or the media if requested.   ﾭﾭ  



From: Jean Fraser
To: jeffery, paul
Date: 5/11/2015 10:45 AM
Subject: Re: Fw: st patricks church

Paul
 
Thank you for following up.
 
Yes, I have spoken with the Historic Preservation Program Manager. I understand that this question was 
raised with her in the past and she researched the building/architecture and determined that it did not 
meet the criteria for historic designation.
 
The Historic Preservation Program Manager is Deb Andrews at  DGA@portlandmaine.gov

The church that is selling the property has made it a requirement of the sale that the building be 
demolished.  While some may feel this is regrettable, it is not a Site Plan/conditional Use review issue and 
the Planning Board would not have a remit regarding its retention.
 
thank you
Jean

 
 
Jean Fraser, Planner
City of Portland
874 8728
>>> paul jeffery <pj6481@yahoo.com> 5/8/2015 8:45 PM >>>
hi jean
have you heard from the
citys historic preservation manager
PLEASE ADVISE
PAUL

On Friday, May 1, 2015 3:50 PM, Jean Fraser <JF@portlandmaine.gov> wrote:

Paul
 
Thank you for your comments. 
 
I have forwarded your comments to the City's  Historic Preservation Program Manager and am awaiting 
her advice on this and whether there is information supporting your suggestion that the existing building is 
of historic architectural importance.
 
I will get back to you as soon as possible;  this will not be going to the first Planning Board meeting for 
several weeks.   Your comments would be included in the packet that goes to the Planning Board (and on 
to the city's web site) on the Friday before the meeting.  
 
thank you
Jean
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Jean Fraser, Planner
City of Portland
874 8728
>>> paul jeffery <pj6481@yahoo.com> 5/1/2015 3:08 PM >>>

On Friday, May 1, 2015 3:05 PM, paul jeffery <pj6481@yahoo.com> wrote:

On Thursday, April 30, 2015 8:44 PM, paul jeffery <pj6481@yahoo.com> wrote:

 IM AM  NOT IN FAVOR OF CURRENT PROPSAL FOR THE REUSE OF ST PATS

MY REASONS

ITS PART OF PORTLAND 1960S ERA BUILDING DESIGNS
ITS UNION STATION!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

GREATER PORTLAND LANDMARKS
CITY OF PORTLAND HISTORIC PRESERVATION

NEEDS TO FIGHT TO SAVE THIS BUILDING

THIS BUILDING IS JUST AS IMPORTMENT AS THE PORTLAND COMPANY

IF YOU A TRUE PORTLAND ME NATIVE
YOU WILL DO YOUR JOB
TO SAVE THIS BUILDING

THIS BUILDING IS WHAT PORTLAND ABOUT

***********PLEASE ADVISE*************

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city 
employees about government business may be classified as public records. There are very few 
exceptions. As a result, please be advised that what is written in an e-mail could be released to the public 
and/or the media if requested.   ﾭﾭ  



From:  paul jeffery <pj6481@yahoo.com> 
To: Jean Fraser <JF@portlandmaine.gov> 
Date:  5/18/2015 10:39 PM 
Subject:  Re: Planning Board mtg tomorrow 1342 Congress St (Jewish Neigh  Center) 
 
HI JEANPLEASE ADD THE FOLLOWINGCOMMENTSUM IT UPI FIND HARD TO 
BELIEVETHAT THIS BUILDINGDOES NOT FIT INTO THE HISTORY OF 
PORTLAND1960S ERA OF A GROWING PORTLAND  
NEIGHBORHOOD????????????????????IN THE END IT WILL  BE TALKED ABOUT LIKE 
UNION STATIONIT IN SOME WAYS IT LOOKS LIKE UNION STATIONJUST USE 
YOUR IMAGINTION 
JEAN THANK U FOR YOUR TIME ON THIS MATTER 
#####PLEASE ADVISE#### 
PAUL JEFFERY 
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From:  Patricia Bernard <mainemama@hotmail.com> 

To: Jean Fraser <jf@portlandmaine.gov> 

Date:  6/30/2015 5:57 PM 

Subject:  RE: Final submissions for Jewish Community Center at 1342 Congress Street 

 

Thanks for getting back to me. 

 

I had assumed that since they were having child care over there, they wouldn't let us drive around their 

building.  If we can still do that then it's not a problem.  Do you know if when my grandchildren visit we 

could use the playground? 
 

I have totally lost control of my yard, the invasive vines and other stuff are winning and spreads over to 

their property and I can't stop it.  The other issue is that when my neighbors put up their stockade fence, 

we lost a lot of sunlight in the back and another one would make gardening, what little I do, impossible. 
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Libbytown Neighborhood Association 
c/o 11 Stevens Ave 
Portland, ME 04102 
 
June 30, 2015 

Jewish Community Alliance of Southern Maine  
57 Ashmont Street 
Portland, ME  04103 
 
Re.:   Future Jewish Community Center 
 1342 Congress Street 
 Portland, ME 

Dear JCA: 

The Libbytown Neighborhood Association (LNA) has very much enjoyed reviewing the 
plans for your proposed building at 1342 Congress Street. We would like to welcome you 
to the neighborhood and we thank you for choosing Libbytown. 

As you may know, our neighborhood is rich in families but lacking in many services, 
amenities and gathering places for residents. We are so excited to have your organization 
move to the neighborhood and are largely thrilled with the plans you have shared! We 
love that there will be a local option for families looking for daycare for children, and a 
place for youth and adults to be physically active in their own community. We are also 
pleased that the new facility will likely be a busy place nearly every day of the week. 

As an organization, LNA supports development that encourages walking and use of 
public transit within the neighborhood. The Jewish Community Center will likely be a 
very popular walking destination for local residents. It is also convenient to two METRO 
bus lines. We are pleased to see that many pedestrian-friendly features have been 
incorporated into your design: 

• The parking lot is at the rear of the building. This placement preserves the 
existing building setback line, provides visual interest at a human scale on 
Congress Street, maintains a buffer between cars and pedestrians, and generally 
enhances the pedestrian experience in ways a parking lot at the sidewalk cannot.  
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Jewish Community Alliance of Southern Maine 
June 22, 2015 
Page 2 

 

• Parking is not greatly expanded, as there is adequate unused parking next door at 
Westgate.  

• We are especially glad you are keeping the existing trees and adding additional 
trees, and preserving most of the green space in both the front and the rear of the 
property. Trees shade pedestrians, and also make the street feel smaller and thus 
help calm traffic. 

One of the concerns we do have is that the front facade at the gymnasium, as presently 
drawn, is a large, blank box (Harriman Associates, Drawing A201, undated). We see on 
the revised exterior elevations dated June 24, 2015 that some additional embellishment 
has been added, but we hope for additional enhancement as well. We understand these 
are preliminary drawings and we hope that as the plans develop, some sort of visually-
stimulating feature – perhaps a mural, or mosaic, or even large banners – will be 
integrated to enliven this blank area. We want to keep our streetscape interesting, fun and 
engaging to those who are walking by at a slower pace than quickly moving autos.  

The LNA has been working hard to establish a community garden in the area, and are 
indeed excited to see that you are including some edible plants in your landscape design 
(lowbush blueberries). We would encourage you to replace other plantings with even 
more edibles as well. For example, replacing the dogwood tree with an apple tree or 
cherry tree. Additionally, work nationwide has focused on increasing children’s access to 
vegetable gardening and we would encourage building this into the plan for the daycare 
facility as well. 

Finally, we request that your Congress Street entrances be ADA accessible. Not all who 
require an accessible entrance will be driving;  many will be using METRO and will need 
an accessible sidewalk between the METRO stops and the Community Center building, 
and then an accessible entrance on Congress Street. This is not only a necessity for those 
in a wheelchair, either temporarily or permanently, but also those using baby strollers, 
carts, wheeled bags, canes, walkers, etc..  

Thank you for reading this letter, and for moving to the neighborhood. We look forward 
to our future partnerships. 

Sincerely,  

The Libbytown Neighborhood Association 

CC:  City of Portland  
Planning and Urban Development Department 



 

177 Corporate Drive  •  Portsmouth, NH  03801  •  Tel 603.433.8818  •  Fax 603.433.8988 

J-0096-1 
June 24, 2015 
 
Ms. Jean Fraser, Planner 
City of Portland Planning Division 
389 Congress Street 
Portland, ME 04101 
 
Re: Final Site Plan Development Review and Conditional Use Applications 
 Proposed Neighborhood Center – 1342 Congress Street 
 
Dear Ms. Fraser: 
 
On behalf of the Jewish Community Alliance of Southern Maine we are pleased to submit the 
following information relative to a Final Site Plan Development Review and Conditional Use 
Application: 
 
Level III Site Plan Development Review Application 

 Level III Final Site Plan Development Review Application form 
o Application Fee paid with Preliminary Site Plan Application submitted on April 

4, 2015. 
 ALTA/ASCM Land Title Survey, dated December 31, 2014 
 Site Plans, last revised June 24, 2015 
 Drainage Study, last revised June 24, 2015 
 Site Plan Review Checklist Attachments 

 
Conditional Use Review Application 

 Conditional Use Review Application form 
o Application Fee paid with Conditional Use Application submitted on April 4, 

2015. 
 

In addition to the electronic submission, a hardcopy of the complete submission package 
will be sent to the Building Inspections Office as required.   
 
Project Description 

The proposed project will be constructed on a previously developed parcel identified as Map 
191 B-16 & 17, which is located in the R-5 Residential Zoning District. Prior to closing in 
2013, the land was in use by St Patrick’s Catholic Church.   
 
The proposed project consists of the construction of a (1) story, 19,300 SF Neighborhood 
Center and preschool/daycare center with associated site improvements that include a 
surface parking lot, stormwater management system, utilities, site lighting, and 
landscaping. The existing building and associated site features will be demolished in 
accordance with conditions set forth by the seller. The proposed project will disturb 
approximately 85,000 SF of the site and result in 12,500 SF of additional impervious area. 
The proposed stormwater management system has been designed in accordance with the 
City of Portland Technical Manual and serves to minimize the impacts of the additional 
impervious area. A Drainage Study has been enclosed with this submission.  
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The existing project site has a shared access driveway with Westgate Shopping Center, 
which will be re-constructed as part of the proposed project. The Owner of Westgate 
Shopping Center, Charter Westgate, LLC, has executed a formal Access Easement 
Agreement with Applicant, which is included with this submission.  
 
Conditional Use Standards 

On February 25, 2015, the Applicant met with the City of Portland Staff for a pre-application 
meeting. Based on feedback from the City it was determined that the proposed uses are 
permitted in the R-5 Residential Zone as Conditional Uses, as set forth  in Section 14-118 of 
the Land Use Code. Said conditional uses in Section 14-118 include places of assembly, 
preschools and daycare centers. Places of assembly include neighborhood centers which are 
10,000 square feet or less and used for recreational, artistic, social, educational, health, 
culture, or similar activities and services, usually owned and operated by a public or 
nonprofit group or agency. A portion of the proposed building that is less than 10,000 SF 
will be used as a neighborhood center by the Jewish Community Alliance for recreational, 
artistic, social, education and cultural activities. .   
 
The remaining portion of the proposed building will be will be used as a pre-school/daycare 
center. In accordance with the Land Use Code, the Zoning Board of Appeals has the 
authority to grant a conditional use permit for the preschool/daycare use. On May 21, 2015, 
the ZBA granted JCA’s application for a conditional use permit for the preschool/daycare 
center. The Board also granted an extension of the initial 6-month term of the permit for a 
period of 2 years, due to the need for additional time to close on the property, demolish the 
existing building and construct the new building. We request the same time period for a 
conditional use permit for the neighborhood center.  
 
The following addresses the Standards for set forth by Section 14-474(3)(c)(2) of the City 
of Portland Land Use Code for Conditional Uses: 
 

A. The volume and type of vehicle traffic to be generated, hours of operation, expanse 
of pavement, and the number of parking spaces required are not substantially 
greater than would normally occur at surrounding uses or other allowable uses in the 
same zone; and 
 
A Trip Generation analysis was prepared and has been included with this submission. 
Based on this analysis, it is anticipated that the neighborhood center will generate 
fewer trips than the former Catholic Church overall and during peak periods. The 
number of parking spaces proposed meets the minimum amount required and was 
found to be satisfactory by the Peer Review Traffic Engineer. The volume and type of 
traffic will not be substantially greater than would normally occur at the surrounding 
uses, such as Westgate Shopping Center or other allowable uses in the zone, such as 
multiplex residential complexes, churches and other places of assembly.  
 
The daycare/preschool hours of operation begin by 7:00am and end between by 
3:00pm. There are anticipated afterschool activities that would begin at 2:30pm and 
end by 5-6:00pm. Special events that may occur periodically would be held on 
evenings and weekends.    
 

B. The proposed use will not create unsanitary or harmful conditions by reason of noise, 
glare, dust, sewage disposal, emissions to the air, odor, lighting, or litter; and 
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It is not anticipated that the proposed neighbor center will create any objectionable 
or harmful conditions as described above.  As noted below, The Site Lighting Plan 
has been revised to limit or eliminate light trespass onto abutting residential 
properties in accordance with the City of Portland Technical Standards. Waste 
generated by the proposed development will be stored in the proposed dumpster 
enclosure area shown on the Site Plan. It is anticipated that waste will be collected 
weekly. It is anticipated that the proposed development will not generate frequent 
deliveries and those that do occur will not require by large trucks.   
 

C. The design and operation of the proposed use, including but not limited to 
landscaping, screening, signs, loading, deliveries, trash or waste generation, 
arrangement of structures, and materials storage will not have a substantially 
greater effect/impact on surrounding properties than those associated with 
surrounding uses or other allowable uses in the zone.  
 
The operation of the neighborhood center is not anticipated to have a greater effect 
or impact on surrounding properties than the former Church or Westgate Shopping 
Center. The layout of the site and proposed landscaping have been designed to 
minimize effects on surrounding properties by maintaining and improving natural 
buffers.  

 
Additional Information Since Planning Board Workshop 

The Applicant met with the Planning Board for a Workshop on May 19, 2015. The Applicant 
received feedback from the Planning Board and City Staff. The following is a response to the 
‘Next Steps’ provided in the Memorandum to the Planning Board: 
 

A. Secure a formal agreement with the owners of Westgate Plaza for the shared drive 
prior to the Planning Board hearing. 
 
 A formal Access Easement Agreement with Charter Westgate, LLC has been 

executed and is included with this submission.  
 

B. Provide additional information on traffic impacts and operation/management of the 
day care traffic parking, including pedestrian links between the parking lot and 
daycare entrance.  

 
 We met with Jean Fraser and Tom Errico on June 1st, 2015 at the existing JCA 

facility at 57 Ashmont Street in Portland. The purpose was to observe the 
daycare drop off routine currently in use and understand how the facility operates 
the daycare portion of the facility. Based on previous comments from Tom Errico 
and City Staff, we understand there is concern that parents dropping off their 
children will stop in the driveway of the proposed facility, which could potentially 
lead to traffic impacts on Congress Street. We currently do not experience this 
problem at our Ashmont Street facility and do not anticipate that parents will 
stop in the driveway to drop off their young children, but will park in the lot and 
walk them in. However, per our discussion with Tom Errico and Jean Fraser at the 
meeting on June 1stwe propose to construct a pedestrian barrier along the 
sidewalk adjacent to the driveway off Congress St. We will install a seating wall 
along the driveway that will act as a barrier and prevent easy access to the 
sidewalk from the driveway. The ultimate goal is to keep vehicles from stopping 
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in the driveway. The Site Plans have been revised to show the proposed seating 
wall.  

 
 The proposed Site Plan provides the most direct pedestrian routes from the 

parking lot to the sidewalk possible given the configuration of the building 
entrances. Dedicated crosswalks and a continuous sidewalk have been provided 
along the entire northeast side of the parking lot to provide easy and safe access 
from any location in the parking lot.  
 

C. Submit a Parking Supply Analysis.  
 

 During the meeting held on June 1st, 2015 Tom Errico agreed that the parking 
provided is sufficient to support the day to day operations at the proposed 
facility. However, he requested that additional information be provided to 
determine what the parking needs would be based on potential special events. A 
memo was prepared by Maine Traffic Resources that provides additional 
information relative to the parking demand for special events. Based on the 
findings in the memo, the largest special event is expected to require 53 parking 
spaces. The current site design provides 50 spaces and the Applicant will have 
access to an additional 40 spaces for special events by using the parking lot of 
the Dentist office. As discussed below the Applicant will have the formal Parking 
License Agreement completed before the Planning Board Meeting.  
 

 A Parking License Agreement with the neighboring Dentist Office (Merlin 
Management Company) parcel is under negotiation and will be fully executed 
prior to the Planning Board Meeting.  The license agreement will provide JCA 
access to approximately 40 spaces on the Merlin parcel.  The agreement also 
includes a provision for the JCA to construct a raised landscape island to help 
delineate the driveway as requested by Tom Errico and City Staff. The enclosed 
Site Plans have been revised to include the island.  

 
D. Develop designs to delineate the Congress Street drive where it abuts the dental 

offices, to incorporate street trees/landscape and possibly lighting (and clarify re a 
waiver for the width of the drive). 

 
 The enclosed revised Site Plan includes a 17 foot wide curbed landscape island 

to help delineate the driveway off Congress Street. The Applicant is working 
with the Property Owner (Merlin Management Company) on an agreement to 
construct the landscaped island as part of the Parking License Agreement. The 
proposed landscape island does not impact existing parking on Merlin 
Parcel.  Landscaping has been provided and revisions made to address 
comments made by the City Arborist. The driveway width provided at the 
location of the proposed landscape island is 24 feet per City of Portland 
Technical Manual requirements. 

 
E. Revised landscaping proposals to address the City Aroborist comments (including 

fence specs) and the comment from the Peer Engineer regarding planting for the 
underdrained soil filter.  

 
 The Landscape Architect worked directly with the City Arborist to address his 

comments and those revisions are reflected in the revised Landscape Plan 
included with this submission. The revisions provide a detailed underdrained 
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soil filter planting plan, perimeter and play area fence details, and additional 
plantings throughout the site to compensate for existing trees that need to be 
removed for the proposed development. 

 
F. Undertake future research and discussions with neighbors to address two 

substantial concerns outlined by Peer Engineer regarding the stormwater flow 
impacts.  

 
 On June 1, 2015 the Applicant met with Justin Johnson of 60 Willow Lane to 

discuss the project and concerns he may have regarding the existing drainage 
on his property. Based on our discussion, the Applicant agreed to complete 
drainage improvements on his property as part of this project. Sheet C-10, 
Off-Site Grading and Drainage Plan, included with this submission provides a 
preliminary design for the proposed improvements. The Applicant is currently 
working on completing a Temporary Construction Easement with the Abutter 
and will submit to the Planning Board prior to the meeting. The Applicant and 
Abutter agreed that an easement for the permanent drainage improvements 
would not be required as the proposed work is completely contained within the 
Abutters property. The final design will be coordinated with the Abutter prior 
to construction.  

 
 The Pre-Development Watershed Plan has been revised to reflect the exiting 

discharge point of the Church roof runoff, which is located within the Congress 
Street Sewer. The configuration of the existing roof drainage system was 
verified in the field via camera inspection and dye flow testing. The City of 
Portland does not allow stormwater discharge into the City Sewer, so the 
existing connection will only be re-used for sanitary sewer for the proposed 
development. The proposed stormwater management system and Drainage 
Study have been revised, and included with this submission. The revised Pre-
Development Watershed Plan resulted in the need for a larger Stormtech 
detention system to compensate for the larger peak flow rate from the roof 
runoff that no longer can discharged to Congress Street.  The revisions made 
are in compliance with the MaineDEP Chapter 500 Stormwater Management 
Rules including Basic, General, and Flooding Standards. 

 
G. Revised lighting to avoid light trespass and clarify whether existing lighting is 

adequate along the Congress Street drive and building entrance. 
 

 The Site Lighting Plan has been revised to limit or eliminate light trespass onto 
abutting residential properties in accordance with the City of Portland 
Technical Standards. The revised Site Lighting Plan includes proposed parking 
lot lighting and building lighting to demonstrate that appropriate light levels 
have been provided both in the parking lot and at the building. Lighting along 
the Congress Street driveway is provided by the existing building mounted 
food lights on the Dentist’s office building and the existing Congress Street 
utility pole mounted lights.  

 
Waiver Requests 

1. Section 7 of the City of Portland Technical Manual requires a soil survey be 
completed as part of a Level III Site Plan Development. The Applicant requests a 
waiver from this requirement based on soil borings that were completed as part of 
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the Phase I/II Environmental Site Assessment completed at this parcel. This 
information has been included in the Appendix of the Drainage Study enclosed with 
this submission. 

 
2. City of Portland Technical Manual requires that driveways have a minimum width of 

24 feet where vehicle parking maneuvering takes place. The Applicant requests a 
waiver from this requirement in one section of the reconstructed driveway off of 
Congress Street where only 22.7 feet is provided in the area directly across from 
Abutter’s existing parking, which is partially on the Applicant’s property.  
 

We look forward to working with the City of Portland Planning Board on this project. Please 
don’t hesitate to call me if you have any questions.  
 
Very Truly Yours, 
 
TIGHE & BOND, INC 
 
 
 
 
Bradlee Mezquita, P.E.       Greg Halsey 
Vice President        Project Engineer 
          
 
 
Enclosures 
 
Cc: Steve Brinn, JCA (by email) 
 Charles E. Miller, Esq. Bernstein Shur (by email) 
 Mary Costigan Bernstein Shur (by email) 
 Mark Lee, Harriman (by email) 
 
 
J:\J\J0096 Jewish Community Alliance\ADMIN\J0096-013(Site Plan Cover Letter).Docx 
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Updated:  April 23, 2014 
 

 
 

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) 
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 
  
  
 

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
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PROJECT NAME:___________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
_________________________________________________________________________________ 
 
PROJECT DESCRIPTION: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
CHART/BLOCK/LOT:  _______________________  PRELIMINARY PLAN  __________ (date) 
 FINAL PLAN  __________ (date)  
 
 
CONTACT INFORMATION:   
Applicant – must be owner, Lessee  or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Owner – (if different  from Applicant) 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Owner Contact Information  

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Agent/ Representative 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Billing Information 

Work # 

Cell #                                            Fax# 

e-mail: 
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Engineer 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Engineer Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Surveyor 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Surveyor Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Architect 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Architect Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Attorney 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Attorney Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

 
APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Credit Card, Cash or Check payable to the City of Portland.) 
Level III Development (check applicable reviews) 
___ Less than 50,000 sq. ft. ($500.00) 
___ 50,000 - 100,000 sq. ft. ($1,000) 
___ 100,000 – 200,000 sq. ft. ($2,000) 
___ 200,000 – 300,000 sq. ft. ($3,000) 
___ over $300,00 sq. ft.  ($5,000) 
___ Parking lots over 11 spaces ($1,000) 
___ After-the-fact Review ($1,000.00 plus 
       applicable application fee) 
 
Plan Amendments (check applicable reviews) 
___ Planning Staff Review ($250) 
___ Planning Board Review ($500) 
_____________________________________ 
The City invoices separately for the following: 

• Notices ($.75 each)  
• Legal Ad (% of total Ad) 
• Planning Review ($40.00 hour)     
• Legal Review ($75.00 hour) 

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  
 

Other Reviews (check applicable reviews) 
 
___ Traffic Movement ($1,000)    
___ Stormwater Quality ($250)     
___ Subdivisions ($500 + $25/lot) 
       # of Lots ___ x $25/lot = ______ 
___ Site Location ($3,000, except for 
       residential projects which shall be 
       $200/lot) 
       # of Lots ___ x $200/lot = ______ 
___ Other _____________________                  
___ Change of Use 
___ Flood Plain 
___ Shoreland 
___ Design Review 
___ Housing Replacement 
___ Historic Preservation 
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Updated:  April 23, 2014 
 

PROJECT DATA 
 

The following information is required where applicable, in order to complete the application. 
 

Total Area of Site                                                         sq. ft. 
Proposed Total 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 Area  
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 Project  
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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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Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 - 1 -

Conditional Use for Planning Board Review 
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 
Conditional Use where the Planning Board is listed as the reviewing authority rather than the Zoning Board of 
Appeals.   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. 
 
A. Conditional Use:  Standards and Criteria – Section 14-474 and Zone Related Criteria 
Conditional uses are listed in the Zoning Ordinance for each zone and these proposed uses must address the 
criteria contained in Section 14-474 in the written application.  In addition to the criteria in Section 14-474, each 
application must address any applicable conditional use standards contained in the applicable zone and the 
proposed specific use.  The Zoning Ordinance specifies when the Planning Board is designated as the reviewing 
authority rather than the Zoning Board of Appeals.  This application is for Planning Board reviews only.    
 
Upon showing that a proposed use is a conditional use under this article, a conditional use permit shall be 
granted unless the Board determines that: 
 

a. The volume and type of vehicle traffic to be generated, hours of operation, expanse of pavement, and 
the number of parking spaces required are not substantially greater than would normally occur at 
surrounding uses or other allowable uses in the same zone; and 

 
b. The proposed use will not create unsanitary or harmful conditions by reason of noise, glare, dust, 

sewage disposal, emissions to the air, odor, lighting, or litter; and 
 

c. The design and operation of the proposed use, including but not limited to landscaping, screening, signs, 
loading, deliveries, trash or waste generation, arrangement of structures, and materials storage will not 
have a substantially greater effect/impact on surrounding properties than those associated with 
surrounding uses or other allowable uses in the zone.  

 
B. Site Plan Application:  Please submit the Conditional Use Application in addition to the applicable Site Plan 

Application. 
 

 
 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 



Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 - 2 -

PROJECT NAME:  ____________________________________________________________________________ 

PROPOSED DEVELOPMENT ADDRESS:   
 
___________________________________________________________________________________________ 
 
ASSESSOR’S CHART/BLOCK/LOT (s):  _______________________     Applicable Zone: ______________ 
 
CONTACT INFORMATION: 
Applicant – must be owner, Lessee  or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Owner – (if different  from Applicant) 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Owner Contact Information  

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Billing Information 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Billing Information 

Work # 

Cell #                                            Fax# 

e-mail: 

 
RIGHT, TITLE OR INTEREST: 
  
_________________________________________________________________________________ 
(Please identify the status provide documentary evidence, attached to this application, of the applicant’s right, title, or 
interest in the subject property (ex: deed, option or contract to purchase or lease the property.) 
 
VICINITY MAP:  (Please attach a map showing the subject parcel and abutting parcels, labeled as to ownership 
and/or current use.) 
 
EXISTING USE:  Describe the existing use of the subject property. 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
 
 
 
 

Proposed Neighborhood Center

1342 Congress Street Portland, ME

191/B/16 &17 R-5 Residential

Steve Brinn
Jewish Community Alliance of
Southern Maine

57 Ashmont Street

Portland, ME 04103

207-772-1959

207-712-8237

stvbrinn@gmail.com

Roman Catholic Bishop of Portland

510 Ocean Road

Portland, ME 04103

Catholic Church

See Sales Agreement Enclosed

See ALTA/ASCM Land Title Survey Enclosed with Application



Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 - 3 -

PROPOSED USE:  Describe the proposed use of the subject property 
 _________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
 
TYPE OF CONDITIONAL USE PROPOSED (Refer To Specific Provisions Of Land Use Code Authorizing The 
Proposed Conditional Use). 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
SITE PLAN:  Submit a separate site plan application for the proposal that provides a site plan for the property, 
showing existing and proposed improvements, which meets the submission requirements of the applicable level 
of site plan review.  
 
CONDITIONAL USE STANDARDS AND CONDITIONS – 14-474 
Address the following criteria in your written application and any applicable conditional use standards contained 
in the zoning code for the specific use.  Upon showing that a proposed use is a conditional use under this article, 
a conditional use permit shall be granted unless the Board determines that: 
 

a. The volume and type of vehicle traffic to be generated, hours of operation, expanse of pavement, and 
the number of parking spaces required are not substantially greater than would normally occur at 
surrounding uses or other allowable uses in the same zone; and 

 
b. The proposed use will not create unsanitary or harmful conditions by reason of noise, glare, dust, 

sewage disposal, emissions to the air, odor, lighting, or litter; and 
 

c. The design and operation of the proposed use, including but not limited to landscaping, screening, signs, 
loading, deliveries, trash or waste generation, arrangement of structures, and materials storage will not 
have a substantially greater effect/impact on surrounding properties than those associated with 
surrounding uses or other allowable uses in the zone.  

 
CONDITIONAL USE AUTHORIZED BY:  SECTION 14- _______ 
Address any specific conditional use standards for the specific use contained in the zoning code in the written 
submission.  
 
APPLICATION FEES: 
(Payment may be made by Credit Card, Cash or Check payable to the City of Portland.) 
 
___ Conditional Use Review ($100.00) 
 
(Please submit a separate application for the applicable site plan 
review.  Fees and charges are listed within the application) 
 
 
 
 

 
The City invoices separately for the following: 

Notices ($.75 each)  
Legal Ad (% of total Ad) 
Planning Review ($40.00 hour)     
Legal Review ($75.00 hour) 

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  
 

118

x

Neighborhood Center and Preschool/Daycare

The proposed uses are authorized in R-5 Residential Zone per Section 14 -118 (b)
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Proposed Neighborhood Center 
1342 Congress Street 
Portland, Maine 
 

Site Plan Review 
Checklist Attachments 
 
Prepared For: 
 
Jewish Community Alliance of 
Southern Maine 
57 Ashmont Street 
Portland, Maine 
 
June 24, 2015 
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Section 2    
Evidence of Financial Capacity 

2.1 Key Bank Letter of Intent 
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Section 3    
Traffic and Parking 

3.1 Trip Generation Analysis for Proposed JCA 
Community Center in Portland – March 19, 2015 

 

3.2 Additional Trip Generation Analysis for Proposed JCA 
Community Center in Portland – May 13, 2015 

 

3.3 Parking Needs for Special Events for Proposed JCA 
Community Center in Portland – June 4, 2015 
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SUMMARY  MEMORANDUM 
 

TO:  Mr. Greg Halsey, Staff Engineer              DATE:  March 19, 2015 
 Tighe & Bond 
 177 Corporate Drive  
 Portsmouth, NH  03801 
 
RE:   Trip Generation Analysis for Proposed JCA Community Center in Portland  

 

_______________________________________________________________________________________________________________________________________________ 

 
Introduction         
 
 The purpose of this memorandum is to summarize trip generation analysis prepared for 
the proposed Jewish Community Alliance (JCA) of Southern Maine’s proposed new 
community center on Congress Street in Portland, Maine.  The proposed community center is 
being located on the Saint Patrick Catholic Church site on Congress Street.  It is understood 
that the proposed new building will be approximately 19,075 square feet (S.F.) in size. The 
building is expected to include a preschool/daycare facility for up to 68 students. In addition, 
the center is expected to provide an after school program for up to 20 students. There will be 
approximately 2,000 square feet of office space.  The remainder of the building will provide 
for the community center purposes, which will include an assembly room for up to 260 
persons and a multi-purpose room that will hold up to 49 persons.  A copy of the current JCA 
building program is attached for information.   
 
 
Trip Generation Analysis 
 
 The  number of trips that will be generated by the proposed pre-school and the office 
component on a daily basis were estimated using the most recent Institute of Transportation 
Engineers (ITE) “Trip Generation, 9th Edition” report, published in 2012.  Land use code 
(LUC) 568 – Day Care Center was used.  There is no pre-school code and this LUC is 
described as  “a facility where care for pre-school age children is provided, normally during 
the daytime hours.  Day care facilities include classrooms, offices, eating areas and 
playgrounds. Some centers also provide after-school care for school-age children”.  
 
 The community center is also expecting to provide an after-school program for up to 
20 school-age children.  These children will be transported to the center in a van and picked 
up by parents.  As a result, the day care calculations were performed on the basis of 88 (68 
pre-school and 20 after-school) total students.  LUC 710 – General Office Building was used 
on the basis of 2,000 S.F. for the office component.  The results are summarized in the 
following table: 
 
 

 



 
 
 
 
JCA Community Center,   3/19/2015 
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                             ITE Trip Generation Summary – One Way-Trip Ends  

Time Period Day Care Offices                Total 
 

Weekday  386 22 408 
 

AM Peak Hour – Adj. Street 70 3 73 
 

AM Peak Hour - Generator  71 3 74 
  

PM Peak Hour – Adj. Street 71 3 74 
 

PM Peak Hour – Generator 74 3 77 
 

 As can be seen above, the pre-school, after-school program and program offices are 
expected to generate a maximum of 77 one-way trips during peak hours on weekdays.  The 
remaining community center component is more difficult to estimate since there is no ITE land 
use code that describes this particular use, however, it will be compared to previous 
grandfathered trips of the Church.   
 
 Since the church was in use until 2013 their former uses were compared to those of 
the proposed Jewish Community Center.  It is understood, from information provided by the 
diocese, that Saint Patrick’s Church seated 500 persons in the pews.  Additional seating was 
brought in for Easter and Christmas services.  Again, based upon information provided by the 
church, their weekday masses typically had 100 attendees while weekend masses had 250 to 
400 attendees.  In addition to daily and weekend masses, the church held marriages, funerals 
and also private events, with attendances ranging from 200 to 500.  The private events 
included dances, wedding receptions and birthday parties. A table provided by the Church 
listing all of these activities and events is attached to this memorandum. 
 
 In contrast, the proposed community center will provide an assembly room, for up to 
260 persons.  In addition, the multi-purpose room will provide for 49 additional persons. The 
assembly room is expected to provide for such events as occasional lectures, an annual 
meeting and performances.  It is important to note that the JCA will not hold any events on 
Saturdays.  However, other community uses could possibly occur on a Saturday.  The 
majority of these events would be expected to occur off-peak (not during the weekday AM or 
PM peak hours), similar to the former Church’s weekend masses, with lesser attendance than 
the former Church activities/events.  The multi-purpose room is expected to be used for such 
activities as exercise classes and the after school program which has already been considered 
in the above trip generation calculations.  Based upon all of this information, it is my 
professional opinion that the Jewish Community Center activities and events, with a lesser 
building capacity than the Church, will generate fewer trips than the former Saint Patrick’s 
Church both overall and during peak periods.     
 
  





    

 JCA of Southern Maine March 5, 2015 
 Jewish Community Center 
 Draft Building Program 

\\netstore\projects\2015\15309\3-Project-Dev\Presentations\2015-03-05-BOD\program_building.doc Page 1 of 1 

• School 

o Infant (up to 8 students) 600 SF 
o Young Toddler (up to 10 students) 500 SF 
o Older Toddler (up to 12 students) 700 SF 
o Nursery (up to 18 students) 700 SF 
o Pre-K (up to 20 students) 900 SF 
o Teachers Room 250 SF 
o Laundry 100 SF 
o Staff Toilets 150 SF 
o Storage 200 SF 
o Multi-purpose Activity Room 900 SF 
o Cubbies    200 SF 

Net Area Subtotal 5,200 SF 
 

• Community Center 

o Assembly Room (dividable assumed occupant load of 260) 3,900 SF 
o Multipurpose Room (occupant load: 49) 750 SF 
o Kitchen 200 SF 
o Food Pantry 400 SF 
o Lobby 500 SF 
o Public Toilets 300 SF 
o Mothers Room 80 SF 
o Storage 200 SF 

 Net Area Subtotal 6,030 SF 

• Offices 

o Private Offices (12 single use offices) 1,200 SF 
o Front Desk (1 staff receptionist) 100 SF 
o Conference Room (occupant load: 20) 300 SF 
o Work Room 200 SF 
o Break Room 200 SF 

 Net Area Subtotal 2,000 SF 
 

• General 

o Mechanical Room 400 SF 
o Electrical/Telecom Room 200 SF 
o Building Storage 300 SF 

 Net Area Subtotal 900 SF 

  
 Net Program Area Subtotal 14,130 SF 
 
 Gross Building Area (1.35) 19,075 SF 





  

 

 
 

SUMMARY  MEMORANDUM 
 

TO:  Mr. Greg Halsey, Staff Engineer                DATE:  May 13, 2015 
 Tighe & Bond 
 177 Corporate Drive  
 Portsmouth, NH  03801 
 
RE:   Additional Trip Generation Analysis for Proposed JCA Community Center, Portland  

 

_______________________________________________________________________________________________________________________________________________ 

 
 This is written to respond to additional information requested by Tom Errico in his 
April 29, 2015 email to Jean Fraser regarding the proposed Jewish Community Alliance (JCA) 
of Southern Maine’s proposed new community center on Congress Street in Portland, Maine.  
Specifically, under his first bullet Mr. Errico requests weekday AM and PM peak hour trip 
generation data for the former Saint Patrick Catholic Church and a comparison to the 
expected JCA trips during this period.  Based upon information you provided the church is 
25,076 square feet in size.   
 
   
Trip Generation Analysis 
 
 Since specific information was not available from the church regarding daily masses, 
former weekday AM and PM peak hour church trips were estimated using the most recent 
Institute of Transportation Engineers (ITE) “Trip Generation, 9th Edition” report, published in 
2012.  Land use code (LUC) 560 – Church was used on the basis of 25,076 square feet. The 
results are shown below: 

       
                                                    ITE Trip Generation Summary  

Time Period  One-way Trips                
 

AM Peak Hour – Adj. Street  14 
 

AM Peak Hour - Generator   22 
  

PM Peak Hour – Adj. Street  14   
 

PM Peak Hour – Generator  24   
 

 In comparison, the regular components of the JCA center were previously estimated 
by Maine Traffic Resources and are repeated in the following table along with the former 
church trips: 
 
 
 
 





  

 

 
 

SUMMARY  MEMORANDUM 
 

TO:  Mr. Greg Halsey, Staff Engineer                  DATE:  June 4, 2015 
 Tighe & Bond 
 177 Corporate Drive  
 Portsmouth, NH  03801 
 
RE:   Parking Needs for Special Events for Proposed JCA Community Center, Portland  

 

_______________________________________________________________________________________________________________________________________________ 

 
 This is written to respond to additional information requested by Tom Errico 
regarding parking demand for special events in our meeting on June 1st  for the Jewish 
Community Alliance (JCA) of Southern Maine’s proposed new community center on 
Congress Street.  Jean Fraser from Portland’s Planning Division was also present at this 
meeting.   Mr. Errico was not concerned with daily parking demand for the proposed center 
but specifically with the demand for special events.   
 
 Information was compiled by the JCA for their largest expected events, the annual 
frequency of these events and the likely number of attendees they would have.  That 
information is repeated below: 
 
Event Frequency/Occurring # of Attendees  
 
Annual Meeting  mid-June weeknight 6:30-9 pm 100 
Lecture Series 3 Evenings or Sundays         50-100 per 
Concerts 2-3  Sundays     100 per 
School Events, i.e. Math Night                                     100 inc students per 
Holiday Celebrations: 
    Yom Ha'shoa  April Sunday Afternoon  100 
    Israel Independence Day  April/May Wkdy Night     100 
    Passover Seder  April/May evening        50-100 
    Succot October Sunday afternoon      50-100 
 
 Expected vehicle occupancy rates were also obtained from the JCA for their Annual 
Meeting and for their Holiday Celebrations since Maine Traffic Resources was unfamiliar with 
these events.  They reported that the annual meeting is primarily couples and families with 40 
% singles with a vehicle occupancy rate (VOR) of 2.1.  To be conservative Maine Traffic 
Resources used a rate of 1.9.   The Holiday events are mostly families so they expect 2.2 
persons per vehicle.  The Eno Foundation’s “Parking for Institutions and Special Events 
reports an average vehicle occupancy rate of 3.0 for concerts and entertainment.  For this 
analysis Maine Traffic Resources assumed a lesser 2.0 rate and also applied this same rate to  
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Greg W. Halsey

From: David Margolis-Pineo <DMP@portlandmaine.gov>
Sent: Thursday, February 26, 2015 2:01 PM
To: Greg W. Halsey
Cc: Michelle Sweeney
Subject: Re: Proposed Community Center 1342 Congress Street - Sewer/Water  Services

Greg, 
  
The water system in the Greater Portland Area is own and maintained by the Portland Water District.  They can be 
reached at 207-774-5961  Ask for the person who took Rico Spugnardi's position. 
  
As for sewer laterals, I will put a request in now to Michelle Sweeney to check out 1342 Congress St.  Are there any other 
addresses for that property? 
  
Congress St in that area is not under a paving moratorium so not problem there.  You should try to reuse the existing 
sewer lateral if possible but it would be worth running a camera down the line to evaluate before making that decision. 
 
 
>>> "Greg W. Halsey" <GWHalsey@tigheBond.com> 2/26/2015 10:05 AM >>> 
David, 
It was nice meeting you at yesterday’s preliminary meeting with City Staff. I wanted to follow up with you and request 
some additional information. Does the City have utility service cards that can provide the pipe size, type for the existing 
water and sewer services to the building? Our surveyed plan shows (2) water service connections and we will need to 
confirm size to ensure we have capacity for domestic and fire flows in the proposed building and that we can re‐use 
those existing services.  
 
Also, you had mentioned a possible moratorium on cutting pavement in Congress Street. Can you confirm if that is still 
in effect?  
 
We look forward to working with the City of Portland on this project. Feel free to call or email me for additional 
information you may need. 
 
Thanks 
 
Greg Halsey, EIT| Staff Engineer 
Tighe & Bond | 177 Corporate Drive | Portsmouth, NH 03801 | 603.433.8818 | 315.436.6693 (Cell) 
www.tighebond.com | Follow us on:  Twitter  Facebook  LinkedIn

 
 

 

 
Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about 
government business may be classified as public records. There are very few exceptions. As a result, please be advised 
that what is written in an e-mail could be released to the public and/or the media if requested.      
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ME GAS CUSTOMER ENERGY SOLUTIONS 
1075 Forest Avenue 

Portland, ME 04103-3586 
T 207-541-2508 www.unitil.com  

 

 

 

 

June 8, 2015 

 

Greg Halsey 

Tighe & Bond 

177 Corporate Dr. 

Portsmouth, NH  03801 

 

Re: 1342 Congress St, Portland, ME 

 

Dear Mr. Halsey: 

 

Thank you for your interest in using natural gas for the above referenced project.   
 
Unitil has natural gas in the street in front of this building.  The evaluation to complete the 
design, costs and determining what the customer contribution may be, if any, can be 
completed once Unitil receives the completed design and load information.  Unitil 
welcomes the opportunity for further discussions regarding this project. 
 
If you have any further questions or require additional information, please contact me 
directly at (207) 541-2543 or at carpenters@unitil.com. 
   

Sincerely, 

 

 

 

Scott Carpenter 

Business Development Representative 

Unitil Corporation 

(o) 207-541-2543 (f) 207-541-2593 
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Section 5    
Fire Department  

5.1 Fire Department Checklist 
 

5.2 Fire Truck Turning Plan 
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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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  April 3, 2015 

Portland Fire Department 
Site Review  
Fire Department Checklist 
 
1. Name of Applicant: 

Steve Brinn 
Jewish Community Alliance of Southern Maine 
57 Ashmont Street 
Portland, ME 04103 
207-772-1959 
 

2. Name of Architect: 

Mark D. Lee, AIA 
 Harriman 
 46 Harriman Drive 
 Auburn, Maine 04210 
 207-784-5162 
 
3. Proposed Use of Structure: 
 Mixed Use (Separated): 
 Day-Care (NFPA Chapter 16, IBC I-4) 
 Assembly  (NFPA Chapter 12, IBC A-3) 
 Business (NFPA Chapter 38, IBC B) 
 
4. Square footage of proposed structure (total and per story): 
 1-Story, 19,300 SF 
 
5. Elevation of Structures 
 See A201, Exterior Elevations 
 
6. Proposed Fire Protection of All Structures 
 Construction: NFPA II (000), IBC 2B 
 Addressable Fire Alarm System 
 Sprinkled in accordance with NFPA 101 9.7/NFPA 13 
 
  



 
   
 
 
 
   
  April 3, 2015 

7. Code Summary (NFPA 1) 
 
Chapter 6: Use and Classification, See above for Proposed Use of Structure 
Chapter 10: General Safety Requirements 

10.1.2 Building designed to NPFA 101 2009 with City of Portland Amendment (10-7-13) for 
the above listed occupancy uses 

10.10.6 Kitchen designed with Fire Suppression System at applicable equipment  (Ansul or 
equivalent) 

10.18.3.2 18” min clearance from sprinkler deflector to obstructions 
Chapter 11: Building Services 

11.1.2.1 Building designed to NFPA 70 NEC 
11.2.1 Building designed to NFPA 90A, NFPA 90B 
11.3 Single story building does not have an elevator 
11.4 Building designed to NFPA 54 and has natural gas service from Congress Street 

Chapter 12: Features of Fire Protection 
12.2 Building designed to NPFA 101 2009 with City of Portland Amendment (10-7-13) for 

the above listed occupancy uses. All applicable section of this code (NFPA 1) will be 
addressed by compliance with NFPA 101. 

Chapter 13: Fire Protection Systems 
13.1 Building plans will be submitted to the City of Portland for review and approval with 

the building permit application. 
Chapter 14: Means of Egress 

14.1 Building designed to NPFA 101 2009 and Maine Uniform Building and Energy Code 
(MUBEC).  Respective code summary will be provided with the building permit 
application. 

Chapter 16: Safeguarding Construction, Alteration, and Demolition Operations 
16.1.1 Construction Manager for the project will contact the City of Portland Fire 

Department to coordinate necessary requirements under this Chapter prior to 
construction. 

Chapter 18 Fire Department Access and Water Supply 
18.1.3 Plans 
 Knox Box will be provided at the main building entrance. See site plans for access 

drive and water supply. 
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Section 6    
City of Portland Wastewater Capacity 
Application 
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Section 7    
Neighborhood Meeting 

7.1 Neighborhood Meeting Certification 
 

7.2 Neighborhood Meeting Invitation 
 

7.3 Sign-In Sheet 
 

7.4 Meeting Minutes 
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NEIGHBORHOOD MEETING MINUTES Tighe&Bond 

 

Proposed Neighborhood Center 

TO: Jean Fraser, City of Portland Planning Department 

FROM: Greg Halsey, Tighe & Bond 

DATE: June 5, 2015 

 

On May 5, 2015 at 7:30 pm, a Neighborhood Meeting was held at the Italian Heritage 
Center in Portland, Maine 

Project Introduction 

 Steve Brinn with the Jewish Community Alliance of Southern Maine introduced the 
project and provided a brief history of the organization and the reason they are 
proposing to build a new community center.  

Architectural Presentation 

 Mark Lee with Harriman provided a brief overview of the proposed building. 
 (3) major components of the building are neighborhood center, pre-school/school, and 

administrative offices. 
 Discussed the floor plan and overall basis for the layout of the building.  

Site Improvements 

 Adam Wynn with Cecil Group provided a brief overview of the site layout and basis for 
the design. 

 Focused on landscape, screening, and parking layout. 
 Privacy fence will buffer residences from proposed development. 
 Play area is nestled into the back of the building with ornamental fence for safety. 
 Drainage improvements that include a underdrained soil filter for stormwater 

management. 

Questions from Attendees 

 Ed Suslovic (City Councilor) 
o Concern with light spilling over from parking lot. 
o Response: The proposed lighting will be designed to limit light trespass from 

the proposed development onto abutting properties. Goal is to completely 
eliminate light trespass with cutoff fixtures if necessary. 
 

o How many parking spaces are proposed? 
o Response: 50 parking spaces are proposed.  

 
o Will there be a front entrance to the building? 
o Response: Yes there will be a front entrance to the building. However, the front 

entrance will normally remain locked during the day unless there is a special 
event. Given the use as a school the JCA would like to have control over access 
to the building. 
 

o How will access to the site work? 



MEETING SUMMARY Tighe&Bond 
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o Response: JCA is pursuing a access easement agreement with the Westgate 
Shopping Center that will allow patrons of the proposed neighborhood center 
to use the signalized intersection from the Shopping Center. The existing 
shared access driveway will be reconstructed to accommodate two way traffic. 
  

o Why doesn’t the JCA re-use the Church? 
o  Response: The Diocese will not allow the JCA to purchase the property unless 

they agree to demolish it. Realistically the existing building does not lend itself 
to the proposed uses, so it would make the most sense to start with a new 
building. The Church was built with one use in mind while the proposed building 
needs to be flexible. Vin Veroneau with the Diocese was present at the meeting 
to discuss this issue.  
 

 Charlie Miller  
o Asked how the play area would be protected from parking area. 
o Response: The proposed play area will be fenced in to keep the separate uses 

from mixing. Safety is paramount given the young age of the students that 
may attend.  
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Section 8    
Easement Agreements 

8.1 Charter Westgate, LLC Access Easement Agreement 
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Section 9    
Proposed Floor Plan 

9.1 First Floor Plan - Date June 24, 2015 
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Drainage Study - Proposed Neighborhood Center  1-1 

Section 1    
Narrative 
The proposed project consists on the construction of a one (1) story Neighborhood 
Center on a 2.16 acre lot in the R-5 Residential Zone There will also be associated site 
improvements that include surface parking lot, utilities, site lighting, landscaping, and 
stormwater management system. 

The site is currently developed with a 14,960 SF Church that includes associated parking 
lot and driveways. The existing building and parking lot will be demolished as part of the 
proposed project. Currently, the runoff from the majority of the site including the 
parking lot and roof flows to the south of the property where it enters an existing 
drainage swale. Due to the lack of any stormwater treatment infrastructure, all runoff 
leaves the site untreated.  

The proposed project includes substantial improvements to manage and treat runoff 
through the use of Stormtech Chambers and an underdrained soil filter bed. The 
proposed redevelopment will increase impervious area by approximately 12,500 SF. The 
proposed stormwater management system has been designed to mitigate additional 
impervious areas by decreasing peak runoff rates for the 2-year, 10-year, and 25-year 
design storms.  

The proposed stormwater management system has been designed to meet the 
requirements and design principles outlined in the City of Portland Technical Manual and 
the Maine Stormwater Best Management Practices Manual.  

1.1 On Site Soil Description 
Section 7 of the City of Portland Technical Manual requires a Soil Survey be completed 
by a Maine Certified Soil Scientist for Level III Site Plan Submissions. We are requesting 
a waiver from this requirement as soil borings were completed as part of a Phase I/II 
Environmental Site Assessment at this site. Based on the soil information the runoff 
analyzed within this study area has been modeled assuming Class C soils. The boring 
logs have been included in the Appendix of this report. Due to the low infiltration rates 
associated with Class C soils, the drainage design has been completed assuming no 
exfiltration.   
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Section 2    
Drainage Analysis 

2.1 Calculation Methods 
The design storms analyzed in this study are the 2-year, 10-year and 50-year 24-hour 
duration storm events.  The stormwater modeling system, HydroCAD 10.0 was utilized 
to predict the peak runoff rates from these storm events.  A Type III storm pattern was 
used in the model.   

The time of concentration was computed using the TR-55 Method, which provides a 
means of determining the time for an entire watershed to contribute runoff to a specific 
location via sheet flows, shallow concentrated flow and channel flow.  Runoff curve 
numbers were calculated by estimating the coverage areas and then summing the curve 
number for the coverage area as a percent of the entire watershed.   

 References: 

1. HydroCAD Stormwater Modeling System, by HydroCAD Software Solutions 
LLC, Chocorua, New Hampshire. 

2.2 Pre-Development Conditions 
Pre-development conditions are considered, for this study, to be the conditions of the 
site prior to the start of the ongoing excavation operations. In order to analyze the pre-
development condition, the site has been divided into three (3) contributing watershed 
areas modeled at three (3) points of analysis. These points of analysis and watersheds 
are depicted on the plan entitled “Pre-Development Watershed Plan”, Sheet WS-1.   

Each of the points of analysis and their contributing watershed areas are described 
below: 

Point of Analysis (PA-1) 

Point of Analysis One (PA-1) is comprised of Pre-Development Watershed 1 (WS-1), 
which accounts for approximately 75% of the total watershed area.  WS-1 consists of 
runoff generated from a portion of the roof of the existing building, parking lot, 
driveway, and grass/wooded areas at the south side of the parcel. Runoff travels in a 
southwestern direction via overland flow where it enters an existing drainage swale at 
PA-1.  
 
Point of Analysis (PA-2) 
 
Point of Analysis Two (PA-2) is comprised of Pre-Development Watershed 2 (WS-2). WS-
2 consists primarily of runoff generated from the roof of the existing building, sidewalks, 
and grass areas. Runoff travels west via overland flow onto the adjacent parking lot of 
Westgate Plaza at PA-2. 
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Point of Analysis (PA-3) 
 
Point of Analysis Three (PA-3) is comprised of Pre-Development Watershed 3 (WS-3). 
WS-3 consists of runoff generated from the driveway and grass on the north side of the 
site. Runoff generated travels via overland flow north onto Congress Street and 
eventually into the City’s closed drainage system.  

Point of Analysis (PA-4) 

Point of Analysis Four (PA-4) is comprised of the existing roof of the Chruch. The roof 
leaders are connected to the sanitary sewer on site for a combined sewer/stormwater 
system. The combined sewer/stormwater ultimately discharges into the sewer system in 
Congress Street. The configuration of the existing roof drainage system was verified in 
the field via camera inspection and dye flow testing. The City of Portland does not permit 
stormwater runoff to be conveyed into the City sewer system, so this connection will 
only be re-used for sanitary sewer for the proposed development.  

2.2.1 Pre-Development Calculations 

2.2.2 Pre-Development Watershed Plan, WS-1 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ROOF

WS-1

WS-2

WS-3

PA1

PA2

PA3

PA4

Congress Street Sewer

Routing Diagram for J0096-PRE
Prepared by Tighe & Bond,  Printed 6/23/2015

HydroCAD® 10.00  s/n 03436  © 2013 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



J0096-PRE
  Printed  6/23/2015Prepared by Tighe & Bond

Page 2HydroCAD® 10.00  s/n 03436  © 2013 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

1.106 74 >75% Grass cover, Good, HSG C  (WS-1, WS-2, WS-3)
0.490 98 Paved parking, HSG C  (WS-1, WS-2, WS-3)
0.355 98 Roofs, HSG C  (ROOF)
0.227 72 Woods/grass comb., Good, HSG C  (WS-1)
2.179 83 TOTAL AREA
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Page 3HydroCAD® 10.00  s/n 03436  © 2013 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.000 HSG A
0.000 HSG B
2.179 HSG C ROOF, WS-1, WS-2, WS-3
0.000 HSG D
0.000 Other
2.179 TOTAL AREA
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=15,470 sf   100.00% Impervious   Runoff Depth>2.77"Subcatchment ROOF: 
   Flow Length=50'   Slope=0.0400 '/'   Tc=5.0 min   CN=98   Runoff=1.07 cfs  0.082 af

Runoff Area=64,314 sf   25.78% Impervious   Runoff Depth>1.25"Subcatchment WS-1: 
   Flow Length=451'   Tc=7.6 min   CN=80   Runoff=2.01 cfs  0.154 af

Runoff Area=5,325 sf   25.60% Impervious   Runoff Depth>1.25"Subcatchment WS-2: 
   Flow Length=44'   Slope=0.0150 '/'   Tc=5.9 min   CN=80   Runoff=0.18 cfs  0.013 af

Runoff Area=9,792 sf   34.74% Impervious   Runoff Depth>1.38"Subcatchment WS-3: 
   Flow Length=87'   Tc=5.0 min   CN=82   Runoff=0.37 cfs  0.026 af

   Inflow=2.01 cfs  0.154 afLink PA1: 
   Primary=2.01 cfs  0.154 af

   Inflow=0.18 cfs  0.013 afLink PA2: 
   Primary=0.18 cfs  0.013 af

   Inflow=0.37 cfs  0.026 afLink PA3: 
   Primary=0.37 cfs  0.026 af

   Inflow=1.07 cfs  0.082 afLink PA4: Congress Street Sewer
   Primary=1.07 cfs  0.082 af

Total Runoff Area = 2.179 ac   Runoff Volume = 0.274 af   Average Runoff Depth = 1.51"
61.20% Pervious = 1.333 ac     38.80% Impervious = 0.845 ac
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Summary for Subcatchment ROOF: 

Runoff = 1.07 cfs @ 12.07 hrs,  Volume= 0.082 af,  Depth> 2.77"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
15,470 98 Roofs, HSG C
15,470 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.4 50 0.0400 0.19 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

4.4 50 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-1: 

Runoff = 2.01 cfs @ 12.11 hrs,  Volume= 0.154 af,  Depth> 1.25"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
16,583 98 Paved parking, HSG C
37,846 74 >75% Grass cover, Good, HSG C

9,885 72 Woods/grass comb., Good, HSG C
64,314 80 Weighted Average
47,731 74.22% Pervious Area
16,583 25.78% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.4 50 0.0400 0.19 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

0.4 90 0.0320 3.63 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

2.8 311 0.0150 1.84 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

7.6 451 Total

Summary for Subcatchment WS-2: 

Runoff = 0.18 cfs @ 12.09 hrs,  Volume= 0.013 af,  Depth> 1.25"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"
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Area (sf) CN Description
1,363 98 Paved parking, HSG C
3,962 74 >75% Grass cover, Good, HSG C
5,325 80 Weighted Average
3,962 74.40% Pervious Area
1,363 25.60% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.9 44 0.0150 0.12 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

Summary for Subcatchment WS-3: 

Runoff = 0.37 cfs @ 12.08 hrs,  Volume= 0.026 af,  Depth> 1.38"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
3,402 98 Paved parking, HSG C
6,390 74 >75% Grass cover, Good, HSG C
9,792 82 Weighted Average
6,390 65.26% Pervious Area
3,402 34.74% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.3 30 0.0500 1.51 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.3 57 0.0350 2.81 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

0.6 87 Total,  Increased to minimum Tc = 5.0 min

Summary for Link PA1: 

Inflow Area = 1.476 ac, 25.78% Impervious,  Inflow Depth > 1.25"    for  2-YR event
Inflow = 2.01 cfs @ 12.11 hrs,  Volume= 0.154 af
Primary = 2.01 cfs @ 12.11 hrs,  Volume= 0.154 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA2: 

Inflow Area = 0.122 ac, 25.60% Impervious,  Inflow Depth > 1.25"    for  2-YR event
Inflow = 0.18 cfs @ 12.09 hrs,  Volume= 0.013 af
Primary = 0.18 cfs @ 12.09 hrs,  Volume= 0.013 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Summary for Link PA3: 

Inflow Area = 0.225 ac, 34.74% Impervious,  Inflow Depth > 1.38"    for  2-YR event
Inflow = 0.37 cfs @ 12.08 hrs,  Volume= 0.026 af
Primary = 0.37 cfs @ 12.08 hrs,  Volume= 0.026 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA4: Congress Street Sewer

Inflow Area = 0.355 ac,100.00% Impervious,  Inflow Depth > 2.77"    for  2-YR event
Inflow = 1.07 cfs @ 12.07 hrs,  Volume= 0.082 af
Primary = 1.07 cfs @ 12.07 hrs,  Volume= 0.082 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=15,470 sf   100.00% Impervious   Runoff Depth>4.46"Subcatchment ROOF: 
   Flow Length=50'   Slope=0.0400 '/'   Tc=5.0 min   CN=98   Runoff=1.69 cfs  0.132 af

Runoff Area=64,314 sf   25.78% Impervious   Runoff Depth>2.63"Subcatchment WS-1: 
   Flow Length=451'   Tc=7.6 min   CN=80   Runoff=4.31 cfs  0.323 af

Runoff Area=5,325 sf   25.60% Impervious   Runoff Depth>2.63"Subcatchment WS-2: 
   Flow Length=44'   Slope=0.0150 '/'   Tc=5.9 min   CN=80   Runoff=0.38 cfs  0.027 af

Runoff Area=9,792 sf   34.74% Impervious   Runoff Depth>2.81"Subcatchment WS-3: 
   Flow Length=87'   Tc=5.0 min   CN=82   Runoff=0.77 cfs  0.053 af

   Inflow=4.31 cfs  0.323 afLink PA1: 
   Primary=4.31 cfs  0.323 af

   Inflow=0.38 cfs  0.027 afLink PA2: 
   Primary=0.38 cfs  0.027 af

   Inflow=0.77 cfs  0.053 afLink PA3: 
   Primary=0.77 cfs  0.053 af

   Inflow=1.69 cfs  0.132 afLink PA4: Congress Street Sewer
   Primary=1.69 cfs  0.132 af

Total Runoff Area = 2.179 ac   Runoff Volume = 0.535 af   Average Runoff Depth = 2.95"
61.20% Pervious = 1.333 ac     38.80% Impervious = 0.845 ac
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Summary for Subcatchment ROOF: 

Runoff = 1.69 cfs @ 12.07 hrs,  Volume= 0.132 af,  Depth> 4.46"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
15,470 98 Roofs, HSG C
15,470 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.4 50 0.0400 0.19 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

4.4 50 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-1: 

Runoff = 4.31 cfs @ 12.11 hrs,  Volume= 0.323 af,  Depth> 2.63"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
16,583 98 Paved parking, HSG C
37,846 74 >75% Grass cover, Good, HSG C

9,885 72 Woods/grass comb., Good, HSG C
64,314 80 Weighted Average
47,731 74.22% Pervious Area
16,583 25.78% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.4 50 0.0400 0.19 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

0.4 90 0.0320 3.63 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

2.8 311 0.0150 1.84 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

7.6 451 Total

Summary for Subcatchment WS-2: 

Runoff = 0.38 cfs @ 12.09 hrs,  Volume= 0.027 af,  Depth> 2.63"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"
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Area (sf) CN Description
1,363 98 Paved parking, HSG C
3,962 74 >75% Grass cover, Good, HSG C
5,325 80 Weighted Average
3,962 74.40% Pervious Area
1,363 25.60% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.9 44 0.0150 0.12 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

Summary for Subcatchment WS-3: 

Runoff = 0.77 cfs @ 12.07 hrs,  Volume= 0.053 af,  Depth> 2.81"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
3,402 98 Paved parking, HSG C
6,390 74 >75% Grass cover, Good, HSG C
9,792 82 Weighted Average
6,390 65.26% Pervious Area
3,402 34.74% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.3 30 0.0500 1.51 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.3 57 0.0350 2.81 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

0.6 87 Total,  Increased to minimum Tc = 5.0 min

Summary for Link PA1: 

Inflow Area = 1.476 ac, 25.78% Impervious,  Inflow Depth > 2.63"    for  10-YR event
Inflow = 4.31 cfs @ 12.11 hrs,  Volume= 0.323 af
Primary = 4.31 cfs @ 12.11 hrs,  Volume= 0.323 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA2: 

Inflow Area = 0.122 ac, 25.60% Impervious,  Inflow Depth > 2.63"    for  10-YR event
Inflow = 0.38 cfs @ 12.09 hrs,  Volume= 0.027 af
Primary = 0.38 cfs @ 12.09 hrs,  Volume= 0.027 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs



Type III 24-hr  10-YR Rainfall=4.70"J0096-PRE
  Printed  6/23/2015Prepared by Tighe & Bond

Page 11HydroCAD® 10.00  s/n 03436  © 2013 HydroCAD Software Solutions LLC

Summary for Link PA3: 

Inflow Area = 0.225 ac, 34.74% Impervious,  Inflow Depth > 2.81"    for  10-YR event
Inflow = 0.77 cfs @ 12.07 hrs,  Volume= 0.053 af
Primary = 0.77 cfs @ 12.07 hrs,  Volume= 0.053 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA4: Congress Street Sewer

Inflow Area = 0.355 ac,100.00% Impervious,  Inflow Depth > 4.46"    for  10-YR event
Inflow = 1.69 cfs @ 12.07 hrs,  Volume= 0.132 af
Primary = 1.69 cfs @ 12.07 hrs,  Volume= 0.132 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=15,470 sf   100.00% Impervious   Runoff Depth>5.26"Subcatchment ROOF: 
   Flow Length=50'   Slope=0.0400 '/'   Tc=5.0 min   CN=98   Runoff=1.98 cfs  0.156 af

Runoff Area=64,314 sf   25.78% Impervious   Runoff Depth>3.33"Subcatchment WS-1: 
   Flow Length=451'   Tc=7.6 min   CN=80   Runoff=5.45 cfs  0.410 af

Runoff Area=5,325 sf   25.60% Impervious   Runoff Depth>3.33"Subcatchment WS-2: 
   Flow Length=44'   Slope=0.0150 '/'   Tc=5.9 min   CN=80   Runoff=0.48 cfs  0.034 af

Runoff Area=9,792 sf   34.74% Impervious   Runoff Depth>3.53"Subcatchment WS-3: 
   Flow Length=87'   Tc=5.0 min   CN=82   Runoff=0.96 cfs  0.066 af

   Inflow=5.45 cfs  0.410 afLink PA1: 
   Primary=5.45 cfs  0.410 af

   Inflow=0.48 cfs  0.034 afLink PA2: 
   Primary=0.48 cfs  0.034 af

   Inflow=0.96 cfs  0.066 afLink PA3: 
   Primary=0.96 cfs  0.066 af

   Inflow=1.98 cfs  0.156 afLink PA4: Congress Street Sewer
   Primary=1.98 cfs  0.156 af

Total Runoff Area = 2.179 ac   Runoff Volume = 0.665 af   Average Runoff Depth = 3.66"
61.20% Pervious = 1.333 ac     38.80% Impervious = 0.845 ac
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Summary for Subcatchment ROOF: 

Runoff = 1.98 cfs @ 12.07 hrs,  Volume= 0.156 af,  Depth> 5.26"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
15,470 98 Roofs, HSG C
15,470 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.4 50 0.0400 0.19 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

4.4 50 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-1: 

Runoff = 5.45 cfs @ 12.11 hrs,  Volume= 0.410 af,  Depth> 3.33"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
16,583 98 Paved parking, HSG C
37,846 74 >75% Grass cover, Good, HSG C

9,885 72 Woods/grass comb., Good, HSG C
64,314 80 Weighted Average
47,731 74.22% Pervious Area
16,583 25.78% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

4.4 50 0.0400 0.19 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

0.4 90 0.0320 3.63 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

2.8 311 0.0150 1.84 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

7.6 451 Total

Summary for Subcatchment WS-2: 

Runoff = 0.48 cfs @ 12.09 hrs,  Volume= 0.034 af,  Depth> 3.33"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"
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Area (sf) CN Description
1,363 98 Paved parking, HSG C
3,962 74 >75% Grass cover, Good, HSG C
5,325 80 Weighted Average
3,962 74.40% Pervious Area
1,363 25.60% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.9 44 0.0150 0.12 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

Summary for Subcatchment WS-3: 

Runoff = 0.96 cfs @ 12.07 hrs,  Volume= 0.066 af,  Depth> 3.53"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
3,402 98 Paved parking, HSG C
6,390 74 >75% Grass cover, Good, HSG C
9,792 82 Weighted Average
6,390 65.26% Pervious Area
3,402 34.74% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.3 30 0.0500 1.51 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.3 57 0.0350 2.81 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

0.6 87 Total,  Increased to minimum Tc = 5.0 min

Summary for Link PA1: 

Inflow Area = 1.476 ac, 25.78% Impervious,  Inflow Depth > 3.33"    for  25-YR event
Inflow = 5.45 cfs @ 12.11 hrs,  Volume= 0.410 af
Primary = 5.45 cfs @ 12.11 hrs,  Volume= 0.410 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA2: 

Inflow Area = 0.122 ac, 25.60% Impervious,  Inflow Depth > 3.33"    for  25-YR event
Inflow = 0.48 cfs @ 12.09 hrs,  Volume= 0.034 af
Primary = 0.48 cfs @ 12.09 hrs,  Volume= 0.034 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Summary for Link PA3: 

Inflow Area = 0.225 ac, 34.74% Impervious,  Inflow Depth > 3.53"    for  25-YR event
Inflow = 0.96 cfs @ 12.07 hrs,  Volume= 0.066 af
Primary = 0.96 cfs @ 12.07 hrs,  Volume= 0.066 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA4: Congress Street Sewer

Inflow Area = 0.355 ac,100.00% Impervious,  Inflow Depth > 5.26"    for  25-YR event
Inflow = 1.98 cfs @ 12.07 hrs,  Volume= 0.156 af
Primary = 1.98 cfs @ 12.07 hrs,  Volume= 0.156 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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2.3 Post-Development Conditions 
The post-development drainage condition is also characterized by three (3) watershed 
areas modeled at the same three (3) points of analysis as the pre-development 
condition.  These three (3) watershed areas are depicted on the Post-Development 
Watershed Plan, WS-2. 

Point of Analysis (PA-1) 

Point of Analysis One (PA-1) is comprised Post-Development Watershed 1A (WS-1A), 
Watershed 1B (WS-1B), and Watershed 1C (WS-1C). WS-1A consists of the proposed 
parking lot, sidewalks, and landscaped areas in the southwestern side of the site. Runoff 
from WS-1A travels via sheetflow into the underdrained soil filter bed to the rear of the 
parking lot.  

WS-1B is a redeveloped area as the characteristics of this watershed remain largely 
unchanged from the pre-development condition.  This watershed consists of the 
driveway that provides access to Congress Street, a small portion of sidewalk near the 
proposed building, and lawn at the south side of the site.  Runoff generated travels via 
overland flow in the same pattern as the pre-development condition to PA-1. 

WS-1C consists of the roof of the proposed building and the designated play area 
directly adjacent to the building. Runoff generated from the roof and play area is 
collected and conveyed to an underground detention area in the parking lot. Detained 
stormwater is conveyed via closed drainage to PA-1. 

Point of Analysis (PA-2) 

Point of Analysis Two (PA-2) is comprised of Post-Development Watershed 2 (WS-2A). 
WS-2 consists of runoff generated from the lawn and landscaping on the west side of the 
building. The runoff travels via overland flow in the same pattern as the pre-
development condition. 

Point of Analysis (PA-3) 

Point of Analysis Three (PA-3) is comprised of Post Development Watershed 3 (WS-3). 
WS-3 is comprised of the sidewalk and landscaped areas along Congress Street.  The 
runoff generated travels via overland flow in the same pattern as the pre-development 
condition. 

2.3.1 Post-Development Calculations 

2.3.2 Post-Development Watershed Plan, WS-2 
 

2.4 Peak Rate Comparisons 
The following table summarizes and compares the pre- and post-development peak 
runoff rates for the 2-year, 10-year, and 25-year storm events.  The post-development 
peak rate of runoff for each discharge point has been determined to be less than the 
peak runoff rate generated during the pre-development condition.   
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2.5 Stormwater Treatment Volume 
 

Table 6.1 - Underdrained Soil Filter 

Treatment Volume Calculations 

VARIABLE DESCRIPTION VALUE 

Pi 1 Inch of Rainfall for Impervious Area 1 inch 

Pv 0.4 Inch of Rainfall for Vegetated Area 0.4 inch 

A Total Area Draining to Design Structure 23,512 SF 

Ai Impervious Area Draining to Design Structure 14,558 SF 

Av Vegetated Area Draining to Design Structure 9,104 SF 

ITV  Impervious Area Treatment Volume = Pi*Ai 1,213 CF 

VTV Vegetated Area Treatment Volume = Pv*Av 304 CF 

 Total Treatment Volume Required 1,517 CF 

Vs Total Treatment Volume Provided (see 
HydroCAD) 

2,754 CF 

 
The Treatment Volume provided is greater than the Treatment Volume required. The 
total storage volume provided below the overflow rim elevation is 2,754 CF. The 
proposed Underdrained Soil Filter is treating a total of 14,558 SF of impervious area, 
which is equivalent to approximately 115% of the new impervious area and exceeds the 
requirements of the MaineDEP Chapter 500 General Standards. 

 
Point of 
Analysis 

Pre/Post 
2-Year 
Storm 
(cfs) 

Pre/Post 
10-Year 
Storm 
(cfs) 

Pre/Post 
25-Year 
Storm 
(cfs) 

 
PA1 
 

 
2.01/2.01 

 
4.31/3.73 

 
5.45/4.50 

PA2 
 

 
0.18/0.11 

 
0.38/0.24 

 
0.48/0.31 

 
PA3 
 

 
0.37/0.14 

 
0.77/0.31 

 
0.96/0.40 

 
PA4 (Roof) 
 

 
1.07/0.0 

 
1.69/0.0 

 
1.98/0.0 
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Stage-Area-Storage for Pond 3P: Underdrained Soil Filter (continued)

Elevation
(feet)

Storage
(cubic-feet)

100.33 1,373
100.34 1,386
100.35 1,400
100.36 1,413
100.37 1,427
100.38 1,441
100.39 1,454
100.40 1,468
100.41 1,482
100.42 1,496
100.43 1,510
100.44 1,524
100.45 1,538
100.46 1,552
100.47 1,566
100.48 1,580
100.49 1,594
100.50 1,609
100.51 1,623
100.52 1,637
100.53 1,652
100.54 1,666
100.55 1,681
100.56 1,696
100.57 1,710
100.58 1,725
100.59 1,740
100.60 1,755
100.61 1,770
100.62 1,785
100.63 1,800
100.64 1,815
100.65 1,830
100.66 1,845
100.67 1,861
100.68 1,876
100.69 1,891
100.70 1,907
100.71 1,922
100.72 1,938
100.73 1,953
100.74 1,969
100.75 1,985
100.76 2,001
100.77 2,016
100.78 2,032
100.79 2,048
100.80 2,064
100.81 2,080
100.82 2,097
100.83 2,113
100.84 2,129
100.85 2,145

Elevation
(feet)

Storage
(cubic-feet)

100.86 2,162
100.87 2,178
100.88 2,194
100.89 2,211
100.90 2,228
100.91 2,244
100.92 2,261
100.93 2,278
100.94 2,294
100.95 2,311
100.96 2,328
100.97 2,345
100.98 2,362
100.99 2,379
101.00 2,397
101.01 2,414
101.02 2,431
101.03 2,448
101.04 2,466
101.05 2,483
101.06 2,501
101.07 2,518
101.08 2,536
101.09 2,554
101.10 2,572
101.11 2,590
101.12 2,608
101.13 2,626
101.14 2,644
101.15 2,662
101.16 2,680
101.17 2,698
101.18 2,717
101.19 2,735
101.20 2,754
101.21 2,772
101.22 2,791
101.23 2,810
101.24 2,828
101.25 2,847
101.26 2,866
101.27 2,885
101.28 2,904
101.29 2,923
101.30 2,942
101.31 2,962
101.32 2,981
101.33 3,000
101.34 3,020
101.35 3,039
101.36 3,059
101.37 3,078
101.38 3,098

Elevation
(feet)

Storage
(cubic-feet)

101.39 3,118
101.40 3,138
101.41 3,158
101.42 3,178
101.43 3,198
101.44 3,218
101.45 3,238
101.46 3,258
101.47 3,279
101.48 3,299
101.49 3,320
101.50 3,340

gwh
Rectangle

gwh
Callout
Overflow Rim Elevation=101.20
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Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

1.047 74 >75% Grass cover, Good, HSG C  (WS-1A, WS-1B, WS-1C, WS-2, WS-3)
0.689 98 Paved parking, HSG C  (WS-1A, WS-1B, WS-1C, WS-2, WS-3)
0.443 98 Roofs, HSG C  (WS-1C)
2.179 86 TOTAL AREA
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Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.000 HSG A
0.000 HSG B
2.179 HSG C WS-1A, WS-1B, WS-1C, WS-2, WS-3
0.000 HSG D
0.000 Other
2.179 TOTAL AREA
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=23,662 sf   61.52% Impervious   Runoff Depth>1.90"Subcatchment WS-1A: 
   Flow Length=130'   Slope=0.0200 '/'   Tc=5.0 min   CN=89   Runoff=1.25 cfs  0.086 af

Runoff Area=34,411 sf   34.55% Impervious   Runoff Depth>1.38"Subcatchment WS-1B: 
   Flow Length=495'   Tc=5.5 min   CN=82   Runoff=1.29 cfs  0.091 af

Runoff Area=28,650 sf   75.57% Impervious   Runoff Depth>2.16"Subcatchment WS-1C: 
   Flow Length=240'   Tc=5.0 min   CN=92   Runoff=1.69 cfs  0.118 af

Runoff Area=3,505 sf   17.12% Impervious   Runoff Depth>1.13"Subcatchment WS-2: 
   Flow Length=22'   Slope=0.0150 '/'   Tc=5.0 min   CN=78   Runoff=0.11 cfs  0.008 af

Runoff Area=4,685 sf   13.06% Impervious   Runoff Depth>1.07"Subcatchment WS-3: 
   Flow Length=30'   Slope=0.0200 '/'   Tc=5.0 min   CN=77   Runoff=0.14 cfs  0.010 af

Peak Elev=100.15'  Storage=2,540 cf   Inflow=1.69 cfs  0.118 afPond 1P: Stormtech 310
   Outflow=0.36 cfs  0.091 af

Peak Elev=99.84'  Storage=916 cf   Inflow=1.25 cfs  0.086 afPond 3P: Underdrained Soil Filter
   Outflow=0.56 cfs  0.080 af

Peak Elev=98.06'   Inflow=0.90 cfs  0.170 afPond PDMH4: 
12.0"  Round Culvert  n=0.013  L=10.0'  S=0.0100 '/'   Outflow=0.90 cfs  0.170 af

   Inflow=2.01 cfs  0.261 afLink PA1: 
   Primary=2.01 cfs  0.261 af

   Inflow=0.11 cfs  0.008 afLink PA2: 
   Primary=0.11 cfs  0.008 af

   Inflow=0.14 cfs  0.010 afLink PA3: 
   Primary=0.14 cfs  0.010 af

Total Runoff Area = 2.179 ac   Runoff Volume = 0.312 af   Average Runoff Depth = 1.72"
48.05% Pervious = 1.047 ac     51.95% Impervious = 1.132 ac
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Summary for Subcatchment WS-1A: 

Runoff = 1.25 cfs @ 12.07 hrs,  Volume= 0.086 af,  Depth> 1.90"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
14,558 98 Paved parking, HSG C

9,104 74 >75% Grass cover, Good, HSG C
23,662 89 Weighted Average

9,104 38.48% Pervious Area
14,558 61.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.7 50 0.0200 1.16 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.5 80 0.0200 2.87 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

1.2 130 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-1B: 

Runoff = 1.29 cfs @ 12.08 hrs,  Volume= 0.091 af,  Depth> 1.38"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
11,890 98 Paved parking, HSG C
22,521 74 >75% Grass cover, Good, HSG C
34,411 82 Weighted Average
22,521 65.45% Pervious Area
11,890 34.55% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.9 50 0.0125 0.96 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

1.0 125 0.0110 2.13 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

3.6 320 0.0100 1.50 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

5.5 495 Total
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Summary for Subcatchment WS-1C: 

Runoff = 1.69 cfs @ 12.07 hrs,  Volume= 0.118 af,  Depth> 2.16"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
19,300 98 Roofs, HSG C

2,350 98 Paved parking, HSG C
7,000 74 >75% Grass cover, Good, HSG C

28,650 92 Weighted Average
7,000 24.43% Pervious Area

21,650 75.57% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.1 75 0.0150 1.12 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.9 165 0.0050 3.21 2.52 Pipe Channel, 
12.0"  Round  Area= 0.8 sf  Perim= 3.1'  r= 0.25'
n= 0.013  Corrugated PE, smooth interior

2.0 240 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-2: 

Runoff = 0.11 cfs @ 12.08 hrs,  Volume= 0.008 af,  Depth> 1.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"

Area (sf) CN Description
2,905 74 >75% Grass cover, Good, HSG C

600 98 Paved parking, HSG C
3,505 78 Weighted Average
2,905 82.88% Pervious Area

600 17.12% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.4 22 0.0150 0.11 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

3.4 22 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-3: 

Runoff = 0.14 cfs @ 12.08 hrs,  Volume= 0.010 af,  Depth> 1.07"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-YR Rainfall=3.00"
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Area (sf) CN Description
612 98 Paved parking, HSG C

4,073 74 >75% Grass cover, Good, HSG C
4,685 77 Weighted Average
4,073 86.94% Pervious Area

612 13.06% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.9 30 0.0200 0.13 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

3.9 30 Total,  Increased to minimum Tc = 5.0 min

Summary for Pond 1P: Stormtech 310

Inflow Area = 0.658 ac, 75.57% Impervious,  Inflow Depth > 2.16"    for  2-YR event
Inflow = 1.69 cfs @ 12.07 hrs,  Volume= 0.118 af
Outflow = 0.36 cfs @ 12.48 hrs,  Volume= 0.091 af,  Atten= 79%,  Lag= 24.7 min
Primary = 0.36 cfs @ 12.48 hrs,  Volume= 0.091 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 100.15' @ 12.48 hrs   Surf.Area= 3,082 sf   Storage= 2,540 cf
Flood Elev= 101.50'   Surf.Area= 3,082 sf   Storage= 4,570 cf

Plug-Flow detention time= 177.6 min calculated for 0.091 af (76% of inflow)
Center-of-Mass det. time= 95.4 min ( 894.0 - 798.7 )

Volume Invert Avail.Storage Storage Description
#1A 98.60' 2,776 cf 38.17'W x 80.76'L x 2.83'H Field A

8,733 cf Overall - 1,794 cf Embedded = 6,939 cf  x 40.0% Voids
#2A 99.60' 1,794 cf ADS_StormTech SC-310  x 121  Inside #1

Effective Size= 28.9"W x 16.0"H => 2.07 sf x 7.12'L = 14.7 cf
Overall Size= 34.0"W x 16.0"H x 7.56'L with 0.44' Overlap
Row Length Adjustment= +0.44' x 2.07 sf x 11 rows

4,570 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices
#1 Primary 99.50' 12.0"  Round Culvert   

L= 135.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 99.50' / 97.60'   S= 0.0141 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 99.50' 4.5" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.00' 4.0' long Sharp-Crested Rectangular Weir   2 End Contraction(s)   

Primary OutFlow  Max=0.36 cfs @ 12.48 hrs  HW=100.15'  TW=98.05'   (Dynamic Tailwater)
1=Culvert  (Passes 0.36 cfs of 1.47 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.36 cfs @ 3.26 fps)
3=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
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Summary for Pond 3P: Underdrained Soil Filter

Inflow Area = 0.543 ac, 61.52% Impervious,  Inflow Depth > 1.90"    for  2-YR event
Inflow = 1.25 cfs @ 12.07 hrs,  Volume= 0.086 af
Outflow = 0.56 cfs @ 12.24 hrs,  Volume= 0.080 af,  Atten= 55%,  Lag= 9.9 min
Primary = 0.56 cfs @ 12.24 hrs,  Volume= 0.080 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 99.84' @ 12.24 hrs   Surf.Area= 1,945 sf   Storage= 916 cf
Flood Elev= 101.50'   Surf.Area= 4,001 sf   Storage= 3,340 cf

Plug-Flow detention time= 65.5 min calculated for 0.080 af (93% of inflow)
Center-of-Mass det. time= 29.1 min ( 841.3 - 812.2 )

Volume Invert Avail.Storage Storage Description
#1 100.00' 2,378 cf Pond Storage (Prismatic) Listed below (Recalc)
#2 98.50' 439 cf Soil Filter (Prismatic) Listed below (Recalc)

1,463 cf Overall  x 30.0% Voids
#3 97.15' 524 cf Stone Resevoir (Prismatic) Listed below (Recalc)

1,309 cf Overall  x 40.0% Voids
3,340 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

100.00 1,150 0 0
101.00 1,718 1,434 1,434
101.50 2,056 944 2,378

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
98.50 975 0 0

100.00 975 1,463 1,463

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
97.15 970 0 0
98.50 970 1,309 1,309

Device Routing     Invert Outlet Devices
#1 Primary 97.65' 12.0"  Round Culvert   

L= 5.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.65' / 97.60'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 97.75' 4.0" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.20' 16.0" x 16.0" Horiz. Orifice/Grate    C= 0.600   

Limited to weir flow at low heads   

Primary OutFlow  Max=0.56 cfs @ 12.24 hrs  HW=99.84'  TW=98.06'   (Dynamic Tailwater)
1=Culvert  (Passes 0.56 cfs of 4.92 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.56 cfs @ 6.43 fps)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Summary for Pond PDMH4: 

Inflow Area = 1.201 ac, 69.22% Impervious,  Inflow Depth > 1.70"    for  2-YR event
Inflow = 0.90 cfs @ 12.32 hrs,  Volume= 0.170 af
Outflow = 0.90 cfs @ 12.32 hrs,  Volume= 0.170 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.90 cfs @ 12.32 hrs,  Volume= 0.170 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 98.06' @ 12.32 hrs
Flood Elev= 102.00'

Device Routing     Invert Outlet Devices
#1 Primary 97.50' 12.0"  Round Culvert   

L= 10.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.50' / 97.40'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

Primary OutFlow  Max=0.90 cfs @ 12.32 hrs  HW=98.06'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 0.90 cfs @ 2.88 fps)

Summary for Link PA1: 

Inflow Area = 1.991 ac, 55.46% Impervious,  Inflow Depth > 1.57"    for  2-YR event
Inflow = 2.01 cfs @ 12.10 hrs,  Volume= 0.261 af
Primary = 2.01 cfs @ 12.10 hrs,  Volume= 0.261 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA2: 

Inflow Area = 0.080 ac, 17.12% Impervious,  Inflow Depth > 1.13"    for  2-YR event
Inflow = 0.11 cfs @ 12.08 hrs,  Volume= 0.008 af
Primary = 0.11 cfs @ 12.08 hrs,  Volume= 0.008 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA3: 

Inflow Area = 0.108 ac, 13.06% Impervious,  Inflow Depth > 1.07"    for  2-YR event
Inflow = 0.14 cfs @ 12.08 hrs,  Volume= 0.010 af
Primary = 0.14 cfs @ 12.08 hrs,  Volume= 0.010 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=23,662 sf   61.52% Impervious   Runoff Depth>3.48"Subcatchment WS-1A: 
   Flow Length=130'   Slope=0.0200 '/'   Tc=5.0 min   CN=89   Runoff=2.24 cfs  0.158 af

Runoff Area=34,411 sf   34.55% Impervious   Runoff Depth>2.81"Subcatchment WS-1B: 
   Flow Length=495'   Tc=5.5 min   CN=82   Runoff=2.65 cfs  0.185 af

Runoff Area=28,650 sf   75.57% Impervious   Runoff Depth>3.79"Subcatchment WS-1C: 
   Flow Length=240'   Tc=5.0 min   CN=92   Runoff=2.89 cfs  0.208 af

Runoff Area=3,505 sf   17.12% Impervious   Runoff Depth>2.46"Subcatchment WS-2: 
   Flow Length=22'   Slope=0.0150 '/'   Tc=5.0 min   CN=78   Runoff=0.24 cfs  0.016 af

Runoff Area=4,685 sf   13.06% Impervious   Runoff Depth>2.37"Subcatchment WS-3: 
   Flow Length=30'   Slope=0.0200 '/'   Tc=5.0 min   CN=77   Runoff=0.31 cfs  0.021 af

Peak Elev=101.07'  Storage=4,120 cf   Inflow=2.89 cfs  0.208 afPond 1P: Stormtech 310
   Outflow=0.86 cfs  0.179 af

Peak Elev=100.66'  Storage=1,850 cf   Inflow=2.24 cfs  0.158 afPond 3P: Underdrained Soil Filter
   Outflow=0.66 cfs  0.151 af

Peak Elev=98.26'   Inflow=1.51 cfs  0.331 afPond PDMH4: 
12.0"  Round Culvert  n=0.013  L=10.0'  S=0.0100 '/'   Outflow=1.51 cfs  0.331 af

   Inflow=3.73 cfs  0.515 afLink PA1: 
   Primary=3.73 cfs  0.515 af

   Inflow=0.24 cfs  0.016 afLink PA2: 
   Primary=0.24 cfs  0.016 af

   Inflow=0.31 cfs  0.021 afLink PA3: 
   Primary=0.31 cfs  0.021 af

Total Runoff Area = 2.179 ac   Runoff Volume = 0.588 af   Average Runoff Depth = 3.24"
48.05% Pervious = 1.047 ac     51.95% Impervious = 1.132 ac
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Summary for Subcatchment WS-1A: 

Runoff = 2.24 cfs @ 12.07 hrs,  Volume= 0.158 af,  Depth> 3.48"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
14,558 98 Paved parking, HSG C

9,104 74 >75% Grass cover, Good, HSG C
23,662 89 Weighted Average

9,104 38.48% Pervious Area
14,558 61.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.7 50 0.0200 1.16 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.5 80 0.0200 2.87 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

1.2 130 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-1B: 

Runoff = 2.65 cfs @ 12.08 hrs,  Volume= 0.185 af,  Depth> 2.81"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
11,890 98 Paved parking, HSG C
22,521 74 >75% Grass cover, Good, HSG C
34,411 82 Weighted Average
22,521 65.45% Pervious Area
11,890 34.55% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.9 50 0.0125 0.96 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

1.0 125 0.0110 2.13 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

3.6 320 0.0100 1.50 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

5.5 495 Total
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Summary for Subcatchment WS-1C: 

Runoff = 2.89 cfs @ 12.07 hrs,  Volume= 0.208 af,  Depth> 3.79"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
19,300 98 Roofs, HSG C

2,350 98 Paved parking, HSG C
7,000 74 >75% Grass cover, Good, HSG C

28,650 92 Weighted Average
7,000 24.43% Pervious Area

21,650 75.57% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.1 75 0.0150 1.12 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.9 165 0.0050 3.21 2.52 Pipe Channel, 
12.0"  Round  Area= 0.8 sf  Perim= 3.1'  r= 0.25'
n= 0.013  Corrugated PE, smooth interior

2.0 240 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-2: 

Runoff = 0.24 cfs @ 12.08 hrs,  Volume= 0.016 af,  Depth> 2.46"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"

Area (sf) CN Description
2,905 74 >75% Grass cover, Good, HSG C

600 98 Paved parking, HSG C
3,505 78 Weighted Average
2,905 82.88% Pervious Area

600 17.12% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.4 22 0.0150 0.11 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

3.4 22 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-3: 

Runoff = 0.31 cfs @ 12.08 hrs,  Volume= 0.021 af,  Depth> 2.37"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-YR Rainfall=4.70"
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Area (sf) CN Description
612 98 Paved parking, HSG C

4,073 74 >75% Grass cover, Good, HSG C
4,685 77 Weighted Average
4,073 86.94% Pervious Area

612 13.06% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.9 30 0.0200 0.13 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

3.9 30 Total,  Increased to minimum Tc = 5.0 min

Summary for Pond 1P: Stormtech 310

Inflow Area = 0.658 ac, 75.57% Impervious,  Inflow Depth > 3.79"    for  10-YR event
Inflow = 2.89 cfs @ 12.07 hrs,  Volume= 0.208 af
Outflow = 0.86 cfs @ 12.38 hrs,  Volume= 0.179 af,  Atten= 70%,  Lag= 18.7 min
Primary = 0.86 cfs @ 12.38 hrs,  Volume= 0.179 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 101.07' @ 12.38 hrs   Surf.Area= 3,082 sf   Storage= 4,120 cf
Flood Elev= 101.50'   Surf.Area= 3,082 sf   Storage= 4,570 cf

Plug-Flow detention time= 152.2 min calculated for 0.179 af (86% of inflow)
Center-of-Mass det. time= 91.8 min ( 875.1 - 783.3 )

Volume Invert Avail.Storage Storage Description
#1A 98.60' 2,776 cf 38.17'W x 80.76'L x 2.83'H Field A

8,733 cf Overall - 1,794 cf Embedded = 6,939 cf  x 40.0% Voids
#2A 99.60' 1,794 cf ADS_StormTech SC-310  x 121  Inside #1

Effective Size= 28.9"W x 16.0"H => 2.07 sf x 7.12'L = 14.7 cf
Overall Size= 34.0"W x 16.0"H x 7.56'L with 0.44' Overlap
Row Length Adjustment= +0.44' x 2.07 sf x 11 rows

4,570 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices
#1 Primary 99.50' 12.0"  Round Culvert   

L= 135.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 99.50' / 97.60'   S= 0.0141 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 99.50' 4.5" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.00' 4.0' long Sharp-Crested Rectangular Weir   2 End Contraction(s)   

Primary OutFlow  Max=0.86 cfs @ 12.38 hrs  HW=101.07'  TW=98.26'   (Dynamic Tailwater)
1=Culvert  (Passes 0.86 cfs of 3.91 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.62 cfs @ 5.66 fps)
3=Sharp-Crested Rectangular Weir  (Weir Controls 0.23 cfs @ 0.86 fps)
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Summary for Pond 3P: Underdrained Soil Filter

Inflow Area = 0.543 ac, 61.52% Impervious,  Inflow Depth > 3.48"    for  10-YR event
Inflow = 2.24 cfs @ 12.07 hrs,  Volume= 0.158 af
Outflow = 0.66 cfs @ 12.29 hrs,  Volume= 0.151 af,  Atten= 71%,  Lag= 13.0 min
Primary = 0.66 cfs @ 12.29 hrs,  Volume= 0.151 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 100.66' @ 12.40 hrs   Surf.Area= 3,472 sf   Storage= 1,850 cf
Flood Elev= 101.50'   Surf.Area= 4,001 sf   Storage= 3,340 cf

Plug-Flow detention time= 53.8 min calculated for 0.151 af (96% of inflow)
Center-of-Mass det. time= 31.3 min ( 826.5 - 795.1 )

Volume Invert Avail.Storage Storage Description
#1 100.00' 2,378 cf Pond Storage (Prismatic) Listed below (Recalc)
#2 98.50' 439 cf Soil Filter (Prismatic) Listed below (Recalc)

1,463 cf Overall  x 30.0% Voids
#3 97.15' 524 cf Stone Resevoir (Prismatic) Listed below (Recalc)

1,309 cf Overall  x 40.0% Voids
3,340 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

100.00 1,150 0 0
101.00 1,718 1,434 1,434
101.50 2,056 944 2,378

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
98.50 975 0 0

100.00 975 1,463 1,463

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
97.15 970 0 0
98.50 970 1,309 1,309

Device Routing     Invert Outlet Devices
#1 Primary 97.65' 12.0"  Round Culvert   

L= 5.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.65' / 97.60'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 97.75' 4.0" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.20' 16.0" x 16.0" Horiz. Orifice/Grate    C= 0.600   

Limited to weir flow at low heads   

Primary OutFlow  Max=0.66 cfs @ 12.29 hrs  HW=100.64'  TW=98.20'   (Dynamic Tailwater)
1=Culvert  (Passes 0.66 cfs of 5.91 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.66 cfs @ 7.52 fps)
3=Orifice/Grate  ( Controls 0.00 cfs)
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Summary for Pond PDMH4: 

Inflow Area = 1.201 ac, 69.22% Impervious,  Inflow Depth > 3.30"    for  10-YR event
Inflow = 1.51 cfs @ 12.38 hrs,  Volume= 0.331 af
Outflow = 1.51 cfs @ 12.38 hrs,  Volume= 0.331 af,  Atten= 0%,  Lag= 0.0 min
Primary = 1.51 cfs @ 12.38 hrs,  Volume= 0.331 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 98.26' @ 12.38 hrs
Flood Elev= 102.00'

Device Routing     Invert Outlet Devices
#1 Primary 97.50' 12.0"  Round Culvert   

L= 10.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.50' / 97.40'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

Primary OutFlow  Max=1.51 cfs @ 12.38 hrs  HW=98.26'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 1.51 cfs @ 3.24 fps)

Summary for Link PA1: 

Inflow Area = 1.991 ac, 55.46% Impervious,  Inflow Depth > 3.11"    for  10-YR event
Inflow = 3.73 cfs @ 12.09 hrs,  Volume= 0.515 af
Primary = 3.73 cfs @ 12.09 hrs,  Volume= 0.515 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA2: 

Inflow Area = 0.080 ac, 17.12% Impervious,  Inflow Depth > 2.46"    for  10-YR event
Inflow = 0.24 cfs @ 12.08 hrs,  Volume= 0.016 af
Primary = 0.24 cfs @ 12.08 hrs,  Volume= 0.016 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA3: 

Inflow Area = 0.108 ac, 13.06% Impervious,  Inflow Depth > 2.37"    for  10-YR event
Inflow = 0.31 cfs @ 12.08 hrs,  Volume= 0.021 af
Primary = 0.31 cfs @ 12.08 hrs,  Volume= 0.021 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=23,662 sf   61.52% Impervious   Runoff Depth>4.25"Subcatchment WS-1A: 
   Flow Length=130'   Slope=0.0200 '/'   Tc=5.0 min   CN=89   Runoff=2.71 cfs  0.192 af

Runoff Area=34,411 sf   34.55% Impervious   Runoff Depth>3.53"Subcatchment WS-1B: 
   Flow Length=495'   Tc=5.5 min   CN=82   Runoff=3.31 cfs  0.232 af

Runoff Area=28,650 sf   75.57% Impervious   Runoff Depth>4.58"Subcatchment WS-1C: 
   Flow Length=240'   Tc=5.0 min   CN=92   Runoff=3.45 cfs  0.251 af

Runoff Area=3,505 sf   17.12% Impervious   Runoff Depth>3.14"Subcatchment WS-2: 
   Flow Length=22'   Slope=0.0150 '/'   Tc=5.0 min   CN=78   Runoff=0.31 cfs  0.021 af

Runoff Area=4,685 sf   13.06% Impervious   Runoff Depth>3.04"Subcatchment WS-3: 
   Flow Length=30'   Slope=0.0200 '/'   Tc=5.0 min   CN=77   Runoff=0.40 cfs  0.027 af

Peak Elev=101.19'  Storage=4,273 cf   Inflow=3.45 cfs  0.251 afPond 1P: Stormtech 310
   Outflow=1.75 cfs  0.221 af

Peak Elev=101.00'  Storage=2,398 cf   Inflow=2.71 cfs  0.192 afPond 3P: Underdrained Soil Filter
   Outflow=0.69 cfs  0.186 af

Peak Elev=98.54'   Inflow=2.38 cfs  0.407 afPond PDMH4: 
12.0"  Round Culvert  n=0.013  L=10.0'  S=0.0100 '/'   Outflow=2.38 cfs  0.407 af

   Inflow=4.50 cfs  0.640 afLink PA1: 
   Primary=4.50 cfs  0.640 af

   Inflow=0.31 cfs  0.021 afLink PA2: 
   Primary=0.31 cfs  0.021 af

   Inflow=0.40 cfs  0.027 afLink PA3: 
   Primary=0.40 cfs  0.027 af

Total Runoff Area = 2.179 ac   Runoff Volume = 0.724 af   Average Runoff Depth = 3.99"
48.05% Pervious = 1.047 ac     51.95% Impervious = 1.132 ac
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Summary for Subcatchment WS-1A: 

Runoff = 2.71 cfs @ 12.07 hrs,  Volume= 0.192 af,  Depth> 4.25"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
14,558 98 Paved parking, HSG C

9,104 74 >75% Grass cover, Good, HSG C
23,662 89 Weighted Average

9,104 38.48% Pervious Area
14,558 61.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.7 50 0.0200 1.16 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.5 80 0.0200 2.87 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

1.2 130 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-1B: 

Runoff = 3.31 cfs @ 12.08 hrs,  Volume= 0.232 af,  Depth> 3.53"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
11,890 98 Paved parking, HSG C
22,521 74 >75% Grass cover, Good, HSG C
34,411 82 Weighted Average
22,521 65.45% Pervious Area
11,890 34.55% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

0.9 50 0.0125 0.96 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

1.0 125 0.0110 2.13 Shallow Concentrated Flow, 
Paved   Kv= 20.3 fps

3.6 320 0.0100 1.50 Shallow Concentrated Flow, 
Grassed Waterway   Kv= 15.0 fps

5.5 495 Total
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Summary for Subcatchment WS-1C: 

Runoff = 3.45 cfs @ 12.07 hrs,  Volume= 0.251 af,  Depth> 4.58"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
19,300 98 Roofs, HSG C

2,350 98 Paved parking, HSG C
7,000 74 >75% Grass cover, Good, HSG C

28,650 92 Weighted Average
7,000 24.43% Pervious Area

21,650 75.57% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

1.1 75 0.0150 1.12 Sheet Flow, 
Smooth surfaces   n= 0.011   P2= 3.00"

0.9 165 0.0050 3.21 2.52 Pipe Channel, 
12.0"  Round  Area= 0.8 sf  Perim= 3.1'  r= 0.25'
n= 0.013  Corrugated PE, smooth interior

2.0 240 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-2: 

Runoff = 0.31 cfs @ 12.07 hrs,  Volume= 0.021 af,  Depth> 3.14"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"

Area (sf) CN Description
2,905 74 >75% Grass cover, Good, HSG C

600 98 Paved parking, HSG C
3,505 78 Weighted Average
2,905 82.88% Pervious Area

600 17.12% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.4 22 0.0150 0.11 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

3.4 22 Total,  Increased to minimum Tc = 5.0 min

Summary for Subcatchment WS-3: 

Runoff = 0.40 cfs @ 12.07 hrs,  Volume= 0.027 af,  Depth> 3.04"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-YR Rainfall=5.50"
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Area (sf) CN Description
612 98 Paved parking, HSG C

4,073 74 >75% Grass cover, Good, HSG C
4,685 77 Weighted Average
4,073 86.94% Pervious Area

612 13.06% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

3.9 30 0.0200 0.13 Sheet Flow, 
Grass: Short   n= 0.150   P2= 3.00"

3.9 30 Total,  Increased to minimum Tc = 5.0 min

Summary for Pond 1P: Stormtech 310

Inflow Area = 0.658 ac, 75.57% Impervious,  Inflow Depth > 4.58"    for  25-YR event
Inflow = 3.45 cfs @ 12.07 hrs,  Volume= 0.251 af
Outflow = 1.75 cfs @ 12.20 hrs,  Volume= 0.221 af,  Atten= 49%,  Lag= 7.5 min
Primary = 1.75 cfs @ 12.20 hrs,  Volume= 0.221 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 101.19' @ 12.20 hrs   Surf.Area= 3,082 sf   Storage= 4,273 cf
Flood Elev= 101.50'   Surf.Area= 3,082 sf   Storage= 4,570 cf

Plug-Flow detention time= 137.9 min calculated for 0.221 af (88% of inflow)
Center-of-Mass det. time= 83.9 min ( 862.3 - 778.4 )

Volume Invert Avail.Storage Storage Description
#1A 98.60' 2,776 cf 38.17'W x 80.76'L x 2.83'H Field A

8,733 cf Overall - 1,794 cf Embedded = 6,939 cf  x 40.0% Voids
#2A 99.60' 1,794 cf ADS_StormTech SC-310  x 121  Inside #1

Effective Size= 28.9"W x 16.0"H => 2.07 sf x 7.12'L = 14.7 cf
Overall Size= 34.0"W x 16.0"H x 7.56'L with 0.44' Overlap
Row Length Adjustment= +0.44' x 2.07 sf x 11 rows

4,570 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices
#1 Primary 99.50' 12.0"  Round Culvert   

L= 135.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 99.50' / 97.60'   S= 0.0141 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 99.50' 4.5" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.00' 4.0' long Sharp-Crested Rectangular Weir   2 End Contraction(s)   

Primary OutFlow  Max=1.74 cfs @ 12.20 hrs  HW=101.19'  TW=98.54'   (Dynamic Tailwater)
1=Culvert  (Passes 1.74 cfs of 4.13 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.65 cfs @ 5.91 fps)
3=Sharp-Crested Rectangular Weir  (Weir Controls 1.09 cfs @ 1.43 fps)
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Summary for Pond 3P: Underdrained Soil Filter

Inflow Area = 0.543 ac, 61.52% Impervious,  Inflow Depth > 4.25"    for  25-YR event
Inflow = 2.71 cfs @ 12.07 hrs,  Volume= 0.192 af
Outflow = 0.69 cfs @ 12.57 hrs,  Volume= 0.186 af,  Atten= 74%,  Lag= 29.9 min
Primary = 0.69 cfs @ 12.57 hrs,  Volume= 0.186 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 101.00' @ 12.43 hrs   Surf.Area= 3,664 sf   Storage= 2,398 cf
Flood Elev= 101.50'   Surf.Area= 4,001 sf   Storage= 3,340 cf

Plug-Flow detention time= 53.2 min calculated for 0.186 af (97% of inflow)
Center-of-Mass det. time= 34.1 min ( 823.8 - 789.7 )

Volume Invert Avail.Storage Storage Description
#1 100.00' 2,378 cf Pond Storage (Prismatic) Listed below (Recalc)
#2 98.50' 439 cf Soil Filter (Prismatic) Listed below (Recalc)

1,463 cf Overall  x 30.0% Voids
#3 97.15' 524 cf Stone Resevoir (Prismatic) Listed below (Recalc)

1,309 cf Overall  x 40.0% Voids
3,340 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

100.00 1,150 0 0
101.00 1,718 1,434 1,434
101.50 2,056 944 2,378

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
98.50 975 0 0

100.00 975 1,463 1,463

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
97.15 970 0 0
98.50 970 1,309 1,309

Device Routing     Invert Outlet Devices
#1 Primary 97.65' 12.0"  Round Culvert   

L= 5.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.65' / 97.60'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 97.75' 4.0" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.20' 16.0" x 16.0" Horiz. Orifice/Grate    C= 0.600   

Limited to weir flow at low heads   

Primary OutFlow  Max=0.70 cfs @ 12.57 hrs  HW=100.95'  TW=98.22'   (Dynamic Tailwater)
1=Culvert  (Passes 0.70 cfs of 6.26 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.70 cfs @ 7.96 fps)
3=Orifice/Grate  ( Controls 0.00 cfs)



Type III 24-hr  25-YR Rainfall=5.50"J0096-POST
  Printed  6/23/2015Prepared by Tighe & Bond

Page 21HydroCAD® 10.00  s/n 03436  © 2013 HydroCAD Software Solutions LLC

Summary for Pond PDMH4: 

Inflow Area = 1.201 ac, 69.22% Impervious,  Inflow Depth > 4.07"    for  25-YR event
Inflow = 2.38 cfs @ 12.20 hrs,  Volume= 0.407 af
Outflow = 2.38 cfs @ 12.20 hrs,  Volume= 0.407 af,  Atten= 0%,  Lag= 0.0 min
Primary = 2.38 cfs @ 12.20 hrs,  Volume= 0.407 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 98.54' @ 12.20 hrs
Flood Elev= 102.00'

Device Routing     Invert Outlet Devices
#1 Primary 97.50' 12.0"  Round Culvert   

L= 10.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.50' / 97.40'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

Primary OutFlow  Max=2.38 cfs @ 12.20 hrs  HW=98.54'  TW=0.00'   (Dynamic Tailwater)
1=Culvert  (Barrel Controls 2.38 cfs @ 3.64 fps)

Summary for Link PA1: 

Inflow Area = 1.991 ac, 55.46% Impervious,  Inflow Depth > 3.86"    for  25-YR event
Inflow = 4.50 cfs @ 12.08 hrs,  Volume= 0.640 af
Primary = 4.50 cfs @ 12.08 hrs,  Volume= 0.640 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA2: 

Inflow Area = 0.080 ac, 17.12% Impervious,  Inflow Depth > 3.14"    for  25-YR event
Inflow = 0.31 cfs @ 12.07 hrs,  Volume= 0.021 af
Primary = 0.31 cfs @ 12.07 hrs,  Volume= 0.021 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Summary for Link PA3: 

Inflow Area = 0.108 ac, 13.06% Impervious,  Inflow Depth > 3.04"    for  25-YR event
Inflow = 0.40 cfs @ 12.07 hrs,  Volume= 0.027 af
Primary = 0.40 cfs @ 12.07 hrs,  Volume= 0.027 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
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Summary for Pond 1P: Stormtech 310

Inflow Area = 0.658 ac, 75.57% Impervious,  Inflow Depth > 5.75"    for  100-YR event
Inflow = 4.28 cfs @ 12.07 hrs,  Volume= 0.315 af
Outflow = 3.42 cfs @ 12.13 hrs,  Volume= 0.285 af,  Atten= 20%,  Lag= 3.4 min
Primary = 3.42 cfs @ 12.13 hrs,  Volume= 0.285 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 101.36' @ 12.13 hrs   Surf.Area= 3,082 sf   Storage= 4,474 cf
Flood Elev= 101.50'   Surf.Area= 3,082 sf   Storage= 4,570 cf

Plug-Flow detention time= 122.6 min calculated for 0.285 af (90% of inflow)
Center-of-Mass det. time= 75.6 min ( 848.1 - 772.6 )

Volume Invert Avail.Storage Storage Description
#1A 98.60' 2,776 cf 38.17'W x 80.76'L x 2.83'H Field A

8,733 cf Overall - 1,794 cf Embedded = 6,939 cf  x 40.0% Voids
#2A 99.60' 1,794 cf ADS_StormTech SC-310  x 121  Inside #1

Effective Size= 28.9"W x 16.0"H => 2.07 sf x 7.12'L = 14.7 cf
Overall Size= 34.0"W x 16.0"H x 7.56'L with 0.44' Overlap
Row Length Adjustment= +0.44' x 2.07 sf x 11 rows

4,570 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing     Invert Outlet Devices
#1 Primary 99.50' 12.0"  Round Culvert   

L= 135.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 99.50' / 97.60'   S= 0.0141 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 99.50' 4.5" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.00' 4.0' long Sharp-Crested Rectangular Weir   2 End Contraction(s)   

Primary OutFlow  Max=3.41 cfs @ 12.13 hrs  HW=101.36'  TW=99.13'   (Dynamic Tailwater)
1=Culvert  (Passes 3.41 cfs of 3.93 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.69 cfs @ 6.22 fps)
3=Sharp-Crested Rectangular Weir  (Weir Controls 2.72 cfs @ 1.95 fps)



Type III 24-hr  100-YR Rainfall=6.70"J0096-POST
  Printed  6/23/2015Prepared by Tighe & Bond

HydroCAD® 10.00  s/n 03436  © 2013 HydroCAD Software Solutions LLC

Summary for Pond 3P: Underdrained Soil Filter

Inflow Area = 0.543 ac, 61.52% Impervious,  Inflow Depth > 5.41"    for  100-YR event
Inflow = 3.41 cfs @ 12.07 hrs,  Volume= 0.245 af
Outflow = 1.26 cfs @ 12.31 hrs,  Volume= 0.239 af,  Atten= 63%,  Lag= 14.2 min
Primary = 1.26 cfs @ 12.31 hrs,  Volume= 0.239 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 101.31' @ 12.30 hrs   Surf.Area= 3,869 sf   Storage= 2,952 cf
Flood Elev= 101.50'   Surf.Area= 4,001 sf   Storage= 3,340 cf

Plug-Flow detention time= 50.7 min calculated for 0.238 af (97% of inflow)
Center-of-Mass det. time= 35.0 min ( 818.2 - 783.2 )

Volume Invert Avail.Storage Storage Description
#1 100.00' 2,378 cf Pond Storage (Prismatic) Listed below (Recalc)
#2 98.50' 439 cf Soil Filter (Prismatic) Listed below (Recalc)

1,463 cf Overall  x 30.0% Voids
#3 97.15' 524 cf Stone Resevoir (Prismatic) Listed below (Recalc)

1,309 cf Overall  x 40.0% Voids
3,340 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

100.00 1,150 0 0
101.00 1,718 1,434 1,434
101.50 2,056 944 2,378

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
98.50 975 0 0

100.00 975 1,463 1,463

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
97.15 970 0 0
98.50 970 1,309 1,309

Device Routing     Invert Outlet Devices
#1 Primary 97.65' 12.0"  Round Culvert   

L= 5.0'   CPP, end-section conforming to fill,  Ke= 0.500   
Inlet / Outlet Invert= 97.65' / 97.60'   S= 0.0100 '/'   Cc= 0.900   
n= 0.013  Corrugated PE, smooth interior,  Flow Area= 0.79 sf   

#2 Device 1 97.75' 4.0" Vert. Orifice/Grate    C= 0.600   
#3 Device 1 101.20' 16.0" x 16.0" Horiz. Orifice/Grate    C= 0.600   

Limited to weir flow at low heads   

Primary OutFlow  Max=1.26 cfs @ 12.31 hrs  HW=101.30'  TW=98.76'   (Dynamic Tailwater)
1=Culvert  (Passes 1.26 cfs of 6.04 cfs potential flow)

2=Orifice/Grate  (Orifice Controls 0.67 cfs @ 7.69 fps)
3=Orifice/Grate  (Weir Controls 0.59 cfs @ 1.06 fps)
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2.6 Mitigation Description and Best Management 
Practices 
In order to mitigate the increase in impervious area required for the proposed project, a 
stormwater system has been designed for this project utilizing low impact development 
measures.  

The intent of the stormwater management system design is for runoff to be collected, 
detained, and treated, where possible. An Underdrained Soil Filter has been provided to 
mitigate potential impacts from the increase in impervious area. The Underdrained Soil 
Filter has been designed to treat the entire runoff volume from the 2 and 10-year 24 
hour storms. As shown in Section 2.5, the treatment volume provided is greater than 
the volume required by the stormwater regulations.  

The underground detention basin, which consists of Stormtech SC-310 chambers, has 
been designed to detain and mitigate peak flows generated by the roof and grass play 
area. Runoff generated from the roof will not be treated as it is inherently clean. Deep 
sump catch basins with Casco traps will provide pre-treatment for stormwater that is 
collected within the play area adjacent to the building prior to discharge into the 
detention basin.  

All soil erosion and sediment control measures shall be in accordance with regulations 
and principles as outlined in the Stormwater Management for Maine: Best Management 
Practices and Maine Erosion and Sediment Control Handbook for Construction.  The 
intent of the outlined measures is to minimize erosion and sedimentation during 
construction, stabilize and protect the site from erosion after construction is complete 
and improve stormwater quality from the site.  Best Management Practices for this 
project include:  

• Temporary practices to be implemented during construction. 
• Permanent practices to be implemented after construction. 
• Stormwater treatment devices. 
 

TEMPORARY PRACTICES 

Sequencing:   

1. Construct temporary and permanent sediment, erosion and detention control 
facilities.  Erosion, sediment and detention measures shall be installed prior to 
any earth moving operations that will influence stormwater runoff such as: 

 New construction 
 Development of borrow pit areas 
 Disposal of sediment spoil, stump and other solid waste 
 Control of dust 

 
2. All permanent ditches, swales, detention, retention and sedimentation basins to 

be stabilized using the vegetative and nonstructural BMPs prior to directing runoff 
to them. 

3. Clear and dispose of debris. 
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4. Construct temporary culverts and diversion channels as required. 

5. Begin permanent and temporary seeding and mulching.  All cut and fill slopes 
shall be seeded and mulched immediately after their construction. 

6. Daily, or as required, construct temporary berms, drains, ditches, silt fences, 
sediment traps etc., mulch and seed as required. 

7. Finish pave all roadways and parking lots. 

8. Inspect and maintain all erosion and sediment control measures. 

9. Complete permanent seeding and landscaping. 

10. Remove trapped sediment from collection devices as appropriate and then 
remove temporary erosion control measures. 

Stabilization Practices:   

1. Install stabilized construction entrance at the location shown on plans.  

2. Loam stockpiles shall be mulched, seeded and contained by a silt fence barrier. 

3. All erosion control devices, including silt fences and storm drain inlet filters, shall 
be inspected at least once per week and following any rainfall of 1/4 inch or 
greater.  All necessary maintenance shall be completed within 48 hours.  A 
Maintenance Inspection Report shall be kept on site and made available by the 
contractor at the city’s request.  

4. Inactivity:  Area of the site which has been disturbed, where construction activity 
will not occur for more than twenty-one (21) days, shall be temporarily stabilized 
by mulching and seeding. 

5. Waste Disposal/Spill Prevention:  The Erosion Control Notes and Details Sheet of 
the Site Plans fully detail the waste disposal and spill prevention procedures.  All 
waste from construction activities shall be collected and stored in receptacles.  No 
construction materials shall be buried on site.  The Spill Prevention Plan focuses 
on personnel training, housekeeping, storage and standard practices for use and 
disposal of materials. 

PERMANENT PRACTICES 

The objectives for developing permanent Best Management Practices for this site include 
the following: 

 Develop a plan that provides the best hydrologic condition both on site 
and downstream. 

 Provide a higher level of removal of pollutants from stormwater runoff.  
 Minimize impact on the natural environment. 
 Minimize future maintenance. 
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Section 3   
Long Term Operation & Maintenance Plan 
It is the intent of this Operation and Maintenance Plan to identify the areas of this site 
that need special attention and consideration, as well as implementing a plan to assure 
routine maintenance.  By identifying the areas of concern as well as implementing a 
frequent and routine maintenance schedule the site will maintain a high quality of 
stormwater runoff. 

Annual Reporting Requirements 
The owner or operator of a BMP or a qualified post-construction stormwater inspector 
hired by that person, shall, on or by June 30 of each year, provide a completed and 
signed certification to City of Portland Department of Public Services (DPS) in a form 
provided by DPS, certifying that the person has inspected the BMP(s) and that they are 
adequately maintained and functioning as intended by the approved post-construction 
stormwater management plan, or that they require maintenance or repair, including the 
record of the deficiency and corrective action(s) taken. 

3.1  Contact/Responsible Party 
Steve Brinn 
Jewish Community Alliance of Southern Maine 
57 Ashmont Street 
Portland, Maine  
 
(Note: The contact information for the Contact/Responsible Party shall be kept current.  
If ownership changes, the Operation and Maintenance Plan must be transferred to the 
new party.) 

3.2  Maintenance Items 
Maintenance of the following items shall be recorded: 

 Litter/Debris Removal 
 Landscaping 
 Catch basin/Yard drain Cleaning  
 Pavement Sweeping 
 Stormtech Chamber Cleaning 
 Underdrained Soil Filter Cleaning and Maintenance 
 

The following maintenance items and schedule represent the minimum action required.  
Periodic site inspections shall be conducted and all measures must be maintained in 
effective operating condition. The following items shall be observed during site 
inspection and maintenance: 

 Inspect vegetated areas, particularly slopes and embankments for areas of 
erosion. Replant and restore as necessary   

 Inspect catch basins for sediment buildup 
 Inspect site for trash and debris 
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3.3  Overall Site Operation & Maintenance Schedule 

Overall Site Operation and Maintenance Schedule 

Maintenance Item Frequency of 
Maintenance 

Operation 

Litter/Debris Removal Weekly Management 
Company 

Pavement Sweeping 

- Sweep impervious areas to remove sand 
and litter. 

2 - 4 times annually Parking Lot 
Sweeper 

Underdrain Soil Filter 

 - Trash and debris to be removed. 

- Any required maintenance shall be 
addressed. 

Two (2) times annually 
and after any rainfall 
event exceeding 2.5” in a 
24-hr period 

Management 
Company 

Stormtech Chambers 

- Visual inspection and cleaning. 

Twice Yearly Management 
Company / 
Vacuum Truck 

Rip Rap Aprons 

- Trash and debris to be removed. 

- Any required maintenance shall be 
addressed. 

Annually Management 
Company 

Catch Basin (CB) / Yard Drain (YD) 
Cleaning 

 - CBs/YDs to be cleaned of solids and 
oils. 

Annually Vacuum Truck 

Landscaping 

 - Landscaped islands to be maintained 
and mulched.   

Maintained as required 
and mulched each Spring 

Management 
Company 

 

Underdrained Soil Filter Inspection/Maintenance Requirements 

Inspection/ 

Maintenance 
Frequency Action 
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Monitor to ensure that 
Rain Gardens function 
effectively after storms 

Four (4) times 
annually (quarterly) 
and after any rainfall 
event exceeding 2.5” 
in a 24-hr period 

- Trash and debris to be removed 
- Any required maintenance shall 
be addressed 

 
Inspect Vegetation 

 
Annually 
 

- Inspect the condition of all Rain 
Garden vegetation 
- Prune back overgrowth 
- Replace dead vegetation 
- Remove any invasive species 

Inspect Drawdown Time 
- The system shall 
drawdown within 48-
hours following a rainfall 
event. 

Annually - Assess the condition of the facility 
to determine measures required to 
restore the filtration function, 
including but not limited to removal 
of accumulated sediments or 
reconstruction of the filter. 

 

StormTech Inspection/Maintenance Requirements 

Inspection/ 

Maintenance 

Frequency Action 

Inspection with 
maintenance following 

as warranted 

Twice Yearly - Trash and debris to be removed 

- Any required maintenance shall be 
addressed. 

 

3.3.1 Disposal Requirements 
Disposal of debris, trash, sediment and other waste material should be done at suitable 
disposal/recycling sites and in compliance with all applicable local, state and federal 
waste regulations. 

3.3.2 Snow & Ice Management for Standard Asphalt and Walkways 
Snow storage areas shall be located such that no direct untreated discharges are 
possible to receiving waters from the storage site (snow storage areas have been shown 

Rip Rap Inspection/Maintenance Requirements 

Inspection/ 

Maintenance 
Frequency Action 

Visual Inspection  Annually - Visually inspect for damage and 
deterioration  
- Repair damages immediately 
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on the Site Plan). Curb cuts shown on the plan shall remain free of snow and ice buildup. 
Salt storage areas shall be covered or located such that no direct untreated discharges 
are possible to receiving waters from the storage site.  

3.3.3 Annual Updates and Log Requirements 
The Owner and/or Contact/Responsible Party shall review this Operation and 
Maintenance Plan once per year for its effectiveness and adjust the plan and deed as 
necessary. 

A log of all preventative and corrective measures for the stormwater system shall be 
kept on-site and be made available upon request by any public entity with 
administrative, health environmental or safety authority over the site. 
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J:\J\J0096 Jewish Community Alliance\DRAINAGE\DRAINAGE STUDIES\Revised 6-23-15\J0096-Drainage Study-(Revised 6-23-15).doc 

Stormwater Management Report 

Project Name Proposed Neighborhood Center, 1342 Congress St,  Portland, ME 

BMP 
Description 

Date of 
Inspection 

Inspector
BMP Installed and 

Operating Properly? 

Cleaning / 
Corrective 

Action Needed 

Date of 

Cleaning / 
Repair 

Performed 
By 

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    

   Yes   No    
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Table 2-1

24 Hour Duration Rainfalls for Various Return Periods

Natural Resources Conservation Service County Rainfall Data

Return Interval or Frequency

County
Storm

Type
1-Yr 2-Yr 5-Yr

10-

Yr

25-

Yr

100-

Yr

500

-Yr
Annual

Androscoggin

S

E

E

N

O

T

E

S

1

A

N

D

2

2.5 3.0 3.9 4.6 5.4 6.5 7.8 45.3

Aroostook C 2.1 2.1 3.2 3.6 4.2 5.0 5.9 36.1 (Presque Isle Area)

Aroostook N 2.0 2.3 3.0 3.5 4.0 4.8 5.7 36.1 (Fort Kent Area)

Aroostook S 2.2 2.5 3.3 3.8 4.4 5.3 6.4 39.0 (Houlton Area)

Cumberland NW 2.8 3.3 4.3 5.0 5.8 6.9 8.3 43.4 (NW of St. Route 11)

Cumberland SE 2.5 3.0 4.0 4.7 5.5 6.7 8.1 44.4 (SE of St. Route 11)

Franklin 2.4 2.9 3.7 4.2 4.9 5.9 7.0 45.6

Hancock 2.4 2.7 3.6 4.2 4.9 6.0 7.2 45.2

Kennebec 2.4 3.0 3.8 4.4 5.1 6.1 7.2 41.7

Knox-Lincoln 2.5 2.9 3.8 4.4 5.1 6.2 7.4 46.1

Oxford E 2.5 3.0 4.0 4.6 5.3 6.4 7.6 43.0 (E of St. Route 26)

Oxford W 3.0 3.5 4.5 5.2 6.0 7.1 8.4 43.8 (W of St. Route 26)

Penobscot N 2.2 2.5 3.3 3.8 4.4 5.4 6.4 41.5 (N of Can. -Atl. Rwy)

Penobscot S 2.4 2.7 3.5 4.1 4.8 5.8 6.9 39.5 (S of Can. -Atl. Rwy)

Piscataquis N 2.2 2.5 3.3 3.8 4.4 5.3 6.3 38.5 (N of Can. - Atl. Rwy)

Piscataquis S 2.3 2.6 3.4 4.0 4.6 5.5 6.6 41.0 (S of Can. - Atl. Rwy)

Sagadahoc 2.5 3.0 3.9 4.6 5.4 6.5 7.8 45.3

Somerset N 2.2 2.5 3.3 3.8 4.4 5.3 6.3 37.3 (N of Can. - Atl. Rwy)

Somerset S 2.4 2.7 3.5 4.1 4.7 5.7 6.8 39.5 (S of Can. - Atl. Rwy)

Waldo 2.5 2.8 3.7 4.3 4.9 6.0 7.1 47.2

Washington 2.4 2.5 3.4 4.0 4.8 5.9 7.1 44.2

York 2.5 3.0 4.0 4.6 5.4 6.6 7.8 46.7

NOTES: REVISED 4/10/92 Lew P. Crosby

24-HR DURATION RAINFALL

SOURCES: 24-HR. DATA - TP 40

ANNUAL DATA - CDAN

Note 1:  1Use Type II for Oxford County (with the exception of towns listed below) and Penobscot County (with the 

exception of towns listed below) and all Main counties not listed below)

Note 2:  2Use Type III for York, Cumberland, Androscoggin, Sagadahoc, Kennebec, Waldo, Knox, Piscataquis, Somerset,

Franklin, Aroostook, Lincoln, Hancock, Washington Counties; the following Oxford County Towns: Porter, 

Brownfield, Hiram, Denmark, Oxford, Hebron, Buckfield and Hartford; and the following Penobscot County 

Towns: Dixmont, Newburgh, Hampden, Bangor, Veazie, Orono, Bradley, Clifton, Eddington, Holden, Brewer, 

Orrington, Plymouth, Etna, Carmel, Hermon, Glenburn, Old Town, Milford and Greenfield.

Chapter 2 Stormwater Hydrology



 

 

 
 
 
 
 

March 18, 2013 
 
Karen Johnson 
Charter Realty & Development Corporation 
800 Westchester Avenue, Suite S-632 
Rye Brook, NY 10573 
 
Re:  Phase II Environmental Site Assessment 
 St. Patrick’s Church 
 1342 and 1348 Congress Street 

Portland, Maine 
 St.Germain Collins File No.: 3410.2 
 
Dear Ms. Johnson: 
 
St.Germain Collins is providing you with the results of a Phase II Environmental Site 
Assessment (ESA) conducted at St. Patrick’s Church in Portland, Maine (Site) (see Figure 1 
– Site Location).  This work was in response to our identification of a 3,000-gallon #2 fuel 
oil underground storage tank (UST) formerly present on the Site.   During completion of a 
Phase I ESA, St.Germain Collins determined that contaminated soil was observed during 
removal of this UST in 1991, and it therefore was considered a Recognized Environmental 
Condition (REC).  The purpose of the Phase II ESA was to determine if the REC represented 
a threat to human health or the environment, and in turn could limit Site redevelopment.  
 
Background and Site Description 
 
The Site is located at 1342 and 1348 Congress Street in Portland, Maine in a mixed 
residential and light commercial neighborhood (see Figure 1).  It encompasses 
approximately 2.2 acres and is occupied by a church and rectory, surrounded by paved 
driveways, parking, and vegetated areas (see Figure 2 – Site Plan).   
 
The church was built on the Site in 1964, and prior to its construction the Site was occupied 
by a farm and a small residence.  The topography of the Site and surrounding area slopes 
gently to the south and west toward the Fore River.  The Site and surrounding area are 
served by public water and sewer.   
 
According to Maine Geological Survey maps, the Site is underlain by the Presumpscot 
Formation consisting of silt, clay and minor deposits of sand to unknown depth. 
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Phase II ESA Tasks 
 
On March 4, 2013, St.Germain Collins supervised the advancement of four geoprobe soil 
borings in the area of the former UST located in a grassed area north of the Rectory (see 
Figure 2).  All borings were continuously sampled and field screened with the Oil in Soil® 
shake test for petroleum hydrocarbons and a photoionization detector (PID) following 
Maine Department of Environmental Protection (MEDEP) Standard Operating Procedure  
TS-004 (Compendium of Field Testing of Soil Samples for Gasoline and Fuel Oil).  One soil 
sample was collected for analysis of extractable petroleum hydrocarbons (EPH) by 
Analytics Environmental Laboratory (Analytics) in Portsmouth, New Hampshire.  Soil 
Boring Logs are provided as Attachment A and the Laboratory Report is included as 
Attachment B.   
 
Results 
 
As shown on the boring logs in Attachment A, site geology consists of interbedded sand, 
silt, and clay.  Boring SB-1 encountered refusal at a depth of 9.5 feet; the other borings did 
not reach refusal with the deepest boring SB-2 terminated at 24 feet.  Groundwater was not 
encountered in any of the borings, though the low permeability clay may have limited 
groundwater flow into the borings.  
 
No headspace readings exceeding the MEDEP notification limit of 40 parts per million 
(ppm) were recorded in the any of the borings; the highest PID reading was 6 ppm at 8 to 9 
feet below grade in SB-1.  One soil sample was collected from this interval for laboratory 
analysis of EPH.   None of the samples showed the presence of free product based on the 
field tests.   
 
The analyzed soil sample had detectable levels of three EPH constituents (C9-C18 
Aliphatics, C19-C36 Aliphatics, and C11-C22 Aromatics.  The detection of the aliphatic and 
aromatic hydrocarbons confirms that a petroleum release occurred.  None of the detected 
constituents exceeded the 2009 MEDEP Petroleum Remediation Guidelines (PRGs), 
including the Residential PRG.   
 
Dibenzo(a,h)anthracene was reported as non-detect, but had a practical quantization limit 
(PQL) above the Residential and Park User PRGs.   This means that it is possible this 
compound is present about these two PRGs; the PQL is below the Construction/Excavation 
Worker and Outdoor Commercial Worker PRGs.   With this soil being 8 to 9 feet below 
grade, it does not pose a risk under the Residential or Parker User PRGs unless brought to 
the surface.    
 
Although the impacted soil at SB-1 does not currently pose a risk, if this soil is brought to 
the surface it must be managed appropriately.  The MEDEP typically allows such soil to be 
reused on-site, especially if the soil remains below the ground surface.  Otherwise, the soil 
would need to be disposed of or recycled at a MEDEP-approved facility. 
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Closure 
 
Based upon the March 2013 subsurface investigation and sample results, St.Germain 
Collins does not recommend any additional actions be taken at this time.  If you have any 
questions, please do not hesitate to contact us at (207) 591-7000. 
 
ST.GERMAIN COLLINS 
 
 
 
Brian Bachmann, C.G. 
Geologist 
 
Attachments 
 
Figure 1 - Site Location 
Figure 2 – Site Plan 
 
Attachment A  Soil Boring Logs 
Attachment B  Laboratory Report
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APPROXIMATE SOIL BORING LOCATIONS 

FORMER UST 
LOCATION 

FORMER UNDERGROUND 
STORAGE TANK (UST) 

ST. PATRICK’S 
CHURCH 

SB-1 

SB-2 

SB-3 

SB-4 

LEGEND 

0                                 50 ft.         

SCALE APPROXIMATE 



 

 
 
 
 
 
 
 
 
 
 

ATTACHMENT A 
 

Soil Boring Logs



Project Number: 3410.2
Date of Installation: 3/4/13

Total Depth of Boring: 9.5 feet
Depth to Water: NA

Depth of Well: NA
Well Screen Interval: NA

Well Riser Interval: NA
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0 S-1 0-2 NA 31/48 organic SILT with sand, 2.5Y 3/3 dark olive brown, 0
loose, slightly plastic, moist

1 1

2 S-2 2-4 CLAY with gravel, 2.5Y 4/2 dark grayish brown, medium 2
stiff, plastic, dry

3 3

4 S-3 4-6 NA 24/48 same as above 4

5 5

6 S-4 6-8 clayey SAND, 5Y 5/1 gray, very soft, very plastic, moist 6

7 7

8 S-5 8-10 NA 40/48 same as above (8.0 to 9.5 interval submitted for laboratory 8
analysis of Extractable Petroleum Hydrocarbons)

9 9
Refusal at 9.5 feet below ground surface. 12

Notes:
NA = not applicable.
NS = not sampled.
ppm = parts per million.
Soil headspace screening completed with a MiniRae 3000 Photoionization Detector (PID).
Neg = negative result using Oil in Soil shaker test kit as prescribed by MEDEP SOP TS 004 

CLAY

SAND
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BORING AND MONITORING WELL LOG SB-1
Client/Location: Charter Realty, St. Patricks Church
Representative: Brian Bachmann

BORING #:

Drilling Company: EPI
Drilling Technology: Direct push

846 Main Street Sampler: Dual Tube

Description

No well 
installed 
at this 

location.

Westbrook, Maine 04092 Well Screen Type: NA
www.stgermaincollins.com Well Riser Type: NA

Neg

SILT



Project Number: 3410.2
Date of Installation: 3/4/13

Total Depth of Boring: 24.0
Depth to Water: NA

Depth of Well: NA
Well Screen Interval: NA

Well Riser Interval: NA
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0 S-1 0-2 NA 48/48 organic SILT, 2.5Y 3/3 dark olive brown, medium dense, 0
slightly plastic, dry

1 1

2 S-2 2-4 same as above 2

3 3

4 S-3 4-6 NA 48/48 clayey SAND, 2.5Y 5/3 light olive brown, stiff, plastic, dry 4

5 5

6 S-4 6-8 same as above 6

7 7

8 S-5 8-10 NA 48/48 CLAY,2.5Y 4/2 dark grayish brown, stiff, very plastic, dry 8

9 9

10 S-6 10-12 same as above 10

11 11

12 S-7 12-14 NA 48/48 CLAY, 2.5Y 4/2 dark grayish brown, soft, very plastic, dry 12

13 13

14 S-8 14-16 CLAY, 2.5Y 5/0 gray, very soft, very plastic, moist 14

15 15

16 S-9 16-18 NA 48/48 same as above 16
 

17 17

18 S-10 18-20 same as above 18

19 19

20 S-11 20-22 NA 48/48 clayey SAND, 2.5Y 3/0 very dark gray, very soft, very 20
plastic, moist

21  21

22 S-12 22-24 22

23 23
 

24 Terminated boring at 24.0 feet below ground surface 24
Notes:
NA = not applicable.
NS = not sampled.
ppm = parts per million.
Soil headspace screening completed with a MiniRae 3000 Photoionization Detector (PID).
Neg = negative result using Oil in Soil shaker test kit as prescribed by MEDEP Standard Operating Procedure TS 004. 
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2.3

NA

Westbrook, Maine 04092 Well Screen Type: NA
www.stgermaincollins.com Well Riser Type: NA

Drilling Company: EPI
Drilling Technology: Direct push

846 Main Street Sampler: Dual Tube

BORING AND MONITORING WELL LOG SB-2
Client/Location: Charter Realty, St. Patricks Church
Representative: Brian Bachmann

BORING #:



Project Number: 3410.2
Date of Installation: 3/4/13

Total Depth of Boring: 12.0
Depth to Water: NA

Depth of Well: NA
Well Screen Interval: NA

Well Riser Interval: NA
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0 S-1 0-2 NA 48/48 organic SILT, 2.5Y 3/3 dark olive brown, medium dense, 0
slightly plastic, dry

1 1

2 S-2 2-4 same as above 2

3 3

4 S-3 4-6 NA 24/48 clayey SAND, 2.5Y 5/3 light olive brown, stiff, plastic, dry 4

5 5

6 S-4 6-8 same as above 6

7 7

8 S-5 8-10 NA 40/48 CLAY,2.5Y 4/2 dark grayish brown, stiff, very plastic, dry 8

9 9

10 S-6 10-12 same as above 10

11 11

12 Terminated boring at 12.0 feet below ground surface 12
Notes:
NA = not applicable.
NS = not sampled.
ppm = parts per million.
Soil headspace screening completed with a MiniRae 3000 Photoionization Detector (PID).
Neg = negative result using Oil in Soil shaker test kit as prescribed by MEDEP Standard Operating Procedure TS 004. 
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Westbrook, Maine 04092 Well Screen Type: NA
www.stgermaincollins.com Well Riser Type: NA

Drilling Company: EPI
Drilling Technology: Direct push

846 Main Street Sampler: Dual Tube

BORING AND MONITORING WELL LOG SB-3
Client/Location: Charter Realty, St. Patricks Church
Representative: Brian Bachmann

BORING #:



Project Number: 3410.2
Date of Installation: 3/4/13

Total Depth of Boring: 12.0
Depth to Water: NA

Depth of Well: NA
Well Screen Interval: NA

Well Riser Interval: NA
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0 S-1 0-2 NA 48/48 organic SILT, 2.5Y 3/3 dark olive brown, medium dense, 0
slightly plastic, dry

1 1

2 S-2 2-4 same as above 2

3 3

4 S-3 4-6 NA 24/48 clayey SAND, 2.5Y 5/3 light olive brown, stiff, plastic, dry 4

5 5

6 S-4 6-8 same as above 6

7 7

8 S-5 8-10 NA 40/48 CLAY,2.5Y 4/2 dark grayish brown, stiff, very plastic, dry 8

9 9

10 S-6 10-12 same as above 10

11 11

12 Terminated boring at 12.0 feet below ground surface 12
Notes:
NA = not applicable.
NS = not sampled.
ppm = parts per million.
Soil headspace screening completed with a MiniRae 3000 Photoionization Detector (PID).
Neg = negative result using Oil in Soil shaker test kit as prescribed by MEDEP Standard Operating Procedure TS 004. 
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Westbrook, Maine 04092 Well Screen Type: NA
www.stgermaincollins.com Well Riser Type: NA

Drilling Company: EPI
Drilling Technology: Direct push

846 Main Street Sampler: Dual Tube

BORING AND MONITORING WELL LOG SB-4
Client/Location: Charter Realty, St. Patricks Church
Representative: Brian Bachmann

BORING #:
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STORMWATER DRAINAGE SYSTEM 

MAINTENANCE AGREEMENT  
 

FOR SITE PLANS (THAT ARE NOT SUBDIVISIONS) 

 

 IN CONSIDERATION OF the site plan approval granted by the Planning 

Board/Planning Authority of the City of Portland to the proposed Neighborhood Center at 1342-

1348 Congress Street, and the associated OffSite Grading & Drainage Plan (a copy of which is 

attached hereto and incorporated herein as “Exhibit A”) submitted and prepared by Tighe & 

Bond of 177 Corporate Drive, Portsmouth, NH dated June 23, 2015, and pursuant to a condition 

thereof, Justin S. Johnson and Katharine R. Ireland, owners of the premises located at 71 Willow 

Lane, Portland, ME, which is located adjacent to the subject property at 1342-1348 Congress 

Street and is the beneficiary of certain drainage improvements on the premises, do hereby agree, 

for themselves, their successors and assigns (collectively, the “Owner”), as follows: 

Maintenance Agreement 

 That Owner will, at Owner’s own cost and expense and at all times in perpetuity, 

maintain in good repair and in proper working order the rip rap apron, drainage ditch and 

associated drainage system, (hereinafter collectively referred to as the “stormwater system”), as 

shown on the Off Site Grading, Drainage & Erosion Control Plan in Exhibit A and in strict 

compliance with Chapter 32 of the Portland City Code.   

Owner of the subject premises further agrees, at his own cost, to keep a Stormwater 

Maintenance Log. Such log shall be made available for inspection by the City of Portland upon 

reasonable notice and request.   

Said Agreement is for the benefit of the said City of Portland and all persons in lawful 

possession of said premises and abutters thereto; further, that the said City of Portland and said 

persons in lawful possession may enforce this Agreement by an action at law or in equity in any 

court of competent jurisdiction; further, that after giving the Owner written notice and a stated 

time to perform, the said City of Portland, by its authorized agents or representatives, may, but is 

not obligated to, enter upon said premises to maintain, repair, or replace said stormwater system 
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in the event of any failure or neglect thereof, the cost and expense thereof to be reimbursed in 

full to the said City of Portland by the Owner upon written demand.  Any funds owed to the City 

under this paragraph shall be secured by a lien on the property. 

This Agreement shall also not be construed to allow any change or deviation from the 

requirements of the site plan most recently and formally approved by the Planning 

Board/Planning Authority of the City of Portland. 

 This Agreement shall bind the undersigned only so long as it retains any interest in said 

premises, and shall run with the land and be binding upon the Owner’s successors and assigns as 

their interests may from time to time appear.  

 The Owner agrees to record a copy of this Agreement in the Cumberland County 

Registry of Deeds within thirty (30) days of final execution of this Agreement.  The Owner 

further agrees to provide a copy of this Agreement to any Condominium Association or 

management company, and to any successor or assign and to forward to the City an Addendum 

signed by any successor or assign in which the successor or assign states that the successor or 

assign has read the Agreement, agrees to all its terms and conditions and the successor or assign 

will obtain and forward to the City’s Department of Public Services and Department of Planning 

and Urban Development a similar Addendum from any other successor or assign. 

 For the purpose of this Agreement and release, “Owner” is any person or entity who is a 

successor or assign and has a legal interest in part, or all, of the real estate and any building.  The 

real estate shown by chart, block and lot number in the records on file in the City Assessor’s 

office shall constitute “the property” that may be entered by the City and liened if the City is not 

paid all of its costs and charges following the mailing of a written demand for payment to the 

Owner pursuant to the process and with the same force and effect as that established by 36 

M.R.S.A. §§ 942 and 943 for real estate tax liens. 

 Any written notices or demands required by the Agreement shall be complete on the date 

the notice is attached to one or more doors providing entry to any buildings and mailed by 

certified mail, return receipt requested, or ordinary mail, or both to the owner of record as shown 

on the tax rolls on file in the City Assessor’s Office. 
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 If the property has more than one owner on the tax rolls, service shall be complete by 

mailing it to only the first listed owner. The failure to receive any written notice required by this 

Agreement shall not prevent the City from entering the property and performing maintenance or 

repairs on the stormwater system, or any component thereof, or liening it or create a cause of 

action against the City. 

 

Dated at Portland, Maine this _____ day of _________, 2015. 

         

       

             

       ___________________________ 

        Justin S. Johnson 

 

 

___________________________ 

        Katharine R. Ireland 

 

 

 

STATE OF MAINE 

CUMBERLAND, ss.     Date: ______________________ 

 

 Personally appeared the above-named Justin S. Johnson and Katharine R. Ireland and 

acknowledged the foregoing instrument to be their free act and deed. 

 

       Before me, 

 

             

                  ____________________________ 

       Notary Public/Attorney at Law 

 

       Print name: __________________ 

    

       My commission expires: _______ 
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Exhibit A 

Approved Off Site Grading & Drainage Plan 
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DRAINAGE IMPROVEMENTS 

AND TEMPORARY CONSTRUCTION EASEMENT 

 

KATHARINE R. IRELAND  and JUSTIN S. JOHNSON of Portland, Maine, their 

successors and assigns (together, “Grantor”), for good and valuable consideration, hereby grant 

to THE JEWISH COMMUNITY ALLIANCE OF SOUTHERN MAINE (as successor by 

merger between The Jewish Community Center a/k/a The Jewish Community Center of Portland 

and the Jewish Federation of Southern Maine), a not-for-profit corporation organized and 

existing under the laws of the State of Maine and having a mailing address of 57 Ashmont Street, 

Portland, Maine 04103, its successors and assigns, the following rights and easements in, on, 

over and to that portion of Grantor’s land described in deed from Erin Associates, LLC to 

Grantor herein dated October 24, 2008 and recorded in the Cumberland County Registry of 

Deeds in Book 26430,  Page 234, such portion being more particularly depicted on Exhibit A 

attached hereto and made a part hereof by reference (the “Easement Area”): 

 

1. Drainage Improvements.  A temporary easement for the purposes of (i) grading 

the Easement Area; (ii) installing a new section or sections of stormwater piping 

on or about the Easement Area; (iii) altering or extending the existing stormwater 

catch basin located on the Easement Area; and (iv) adjusting the alignment of any 

existing piping extending the catch basin (the “Drainage Improvements”); 

provided, however, that upon Grantee’s completion of the Drainage 

Improvements, Grantee shall restore the surface of the Easement Area as near as 

reasonably possible to its condition prior to the commencement of said Drainage 

Improvements.  Grantee shall bear all costs and expenses relating to the easement 

rights granted herein and Grantor hereby consents to Grantee’s construction of the 

Drainage Improvements. 

 

2. Temporary Construction Easement.  A temporary construction easement for the 

purpose of constructing the Drainage Improvements on the Easement Area, 

together with the right of Grantor or its agents to enter the Easement Area and to 

cross such other property of Grantor as necessary for access to and egress from 

the Easement Area on weekdays between 6:00 a.m. and 3:00 p.m. with such 

workers, vehicles and construction equipment as Grantee deems reasonably 

necessary to complete the Drainage Improvements described herein. 

 

When exercising its rights under this easement, Grantee shall complete construction 

within one hundred twenty (120) days of commencement of construction.  Upon Grantee’s 

completion of construction, Grantor shall thereafter be responsible for all repairs to, and 

maintenance of, the Drainage Improvements and Easement Area.   
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For so long as the foregoing easements are in effect, Grantee shall maintain liability 

insurance in the sum of One Million Dollars ($1,000,000.00) combined single limit per 

occurrence, insuring against the actions of Grantee and its agents and naming Grantor as a 

certificate holder. 

 

Grantor reserves to itself, its successors and assigns the right to use and enjoy the larger 

parcel of which the Easement Area is a part, provided that such use and enjoyment shall not 

interfere with the rights and easements granted to Grantee herein. 

 

WITNESS our hands and seals this ______ day of _______________, 2015. 

      

WITNESS: 

 

_______________________     ______________________ 

Print name:        Katharine R. Ireland 

 

_______________________     ______________________ 

Print name:        Justin S. Johnson 

 

 

STATE OF MAINE 

COUNTY OF CUMBERLAND, ss.    __________________, 2015 

 

PERSONALLY APPEARED before me the above-named Katharine R. Ireland and Justin S. 

Johnson and acknowledged the foregoing instrument to be their free acts and deeds. 

 

_________________________ 

Print name:  

Notary Public/Attorney-at-LawMy commission 

expires: 

 

 



EXHIBIT A 

[Easement Area] 





JMY
Typewritten Text
Att. N



















From:  "Greg W. Halsey" <GWHalsey@tigheBond.com> 

To: Jean Fraser <JF@portlandmaine.gov> 

Date:  7/7/2015 5:47 PM 

Subject:  FW: Public comments -  Proposed  Neighborhood Center - 1342   Congress Street 

 

Jean, 

We have provided a response to the additional comments in red in the email below. 

I will send you the executed JCA Stormwater Maintenance Agreement and the Parking License Agreement with 

the Dentist in a separate email due to the file. The remaining temporary construction easement and stormwater 

maintenance agreement with Justin Johnson are currently under his review and we are awaiting his signature. 

Feel free to contact me with any questions. 

Regards, 

Greg Halsey, P.E. | Project Engineer 

Tighe & Bond | 177 Corporate Drive | Portsmouth, NH 03801 | 603.294.9233 

 

From: Jean Fraser [mailto:JF@portlandmaine.gov] 

Sent: Thursday, July 02, 2015 12:32 PM 

To: Greg W. Halsey 

Subject: Public comments - Proposed Neighborhood Center - 1342 Congress Street 

 

Greg 

 

I have had two recent public comments regarding your final submission: 

 

1.  The property owner next to the dental offices-  she has written to ask a number of questions but her main 

concern seems to be the 6 ft high stockade fence.  I spoke with reviewers and we think that fence is necessary 

but could/should be lower and I said that I would raise that with you. The Applicant has worked hard to provide 

both substantial landscaping and a wooden fence to buffer the proposed development from their residential 

neighbors.  The proposed 6' tall cedar stockade fence was also recommended by the City Arborist in the Staff 

Memorandum prepared for the Planning Board Workshop. The fence will enhance the vegetated screen while 

providing an appropriate aesthetic appearance for the residential area that typically has 6' tall fences between 

properties. However, the Applicant will review the request to decrease the height of the fence to determine if a 

fence shorter than 6' will provide the appropriate screening required given the project's location abutting the 

residential properties. 

 

2.  The attached letter arrived today from Margaret Gaertner on behalf of the Libbytown Neighborhood 

Association.  Her main concern (starts on second page) appears to be the front elevation-  she mentioned this 

to me before but I told her the architect was still working on it.   Could you please forward her letter to the 

applicant and the architect, as it would be good to have some kind of "response" in the PB Report.  We are very 

appreciative with the feedback provided us from the Libbytown Neighborhood Association in their letter to the 

Jewish Community Alliance of Southern Maine dated June 30, 2015. With respect to the concern raised 

regarding the elevation of the front façade of the community hall, and the desire for additional embellishment, 

we offer the following. The form of the community hall is being carefully designed to consider the appropriate 

scale at both a vehicular and pedestrian level on the north corner of the site while responding to internal 

program demands. Its architectural expression is principally achieved through its cladding and fenestration 

materials and layout as well as the graphic nature of the building's sign, all of which are being constantly refined 

through the design process. The exterior elevations submitted as part of the Planning Board submission 

graphically represent these qualities but don't offer the experiential perception of perspective and the 

relationship of this form to its context - the surrounding neighborhood and adjacent structures. We are glad to 

continue to update interested parties as we progress in this endeavor and are confident that this building's 

expression will be an enhancement to the community. 

 

I will be in touch next week as I finalize the report. 

thank you 

Jean 
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                      PLANNING BOARD REPORT 
PORTLAND, MAINE 

 
Bishop Street Apartments 

72 Bishop Street 
Level III Site Plan and Subdivision Review 

2015-060 
Avesta 72 Bishop Street, LP 

 
Submitted to: Portland Planning Board 
Date:  July 10, 2015 
Public Hearing Date:  July 14, 2015 

Prepared by:  Nell Donaldson, Planner 
CBL: 293 C002001 
Project #: 2015-060 

 
 

I. INTRODUCTION 
Avesta Housing has requested a Level III 
site plan and subdivision review for a 3-
story, 30-unit housing project, the Bishop 
Street Apartments, at 72 Bishop Street 
near Morrill’s Corner.  The building is 
designed for chronically homeless 
individuals around the Housing First 
approach, and includes a large entry 
lobby, community kitchen, common 
seating areas, and a library.  Landscaping, 
12 spaces of surface parking, and 
stormwater treatment facilities are 
included in the proposal.  The planning 
board previously considered the plans for 
the site at a workshop in May of 2015.  At 
that workshop, the board asked the 
applicant to provide additional context 
drawings and a staffing plan, to work with 
the planning division to resolve 

outstanding issues around a sidewalk proposed for the south side of Bishop Street to the east, and to communicate 
with neighbors around their remaining questions.   In the intervening tie, the applicant has provided additional 
submittals and met with both staff and neighbors in an effort to meet these requests.    
 
Public notice of the planning board workshop appeared in the Portland Press Herald on July 3 and 6, 2015, was 
posted on the city’s web site, and was sent by mail or e-mail to 60 property owners within 500 feet as well as the 
Planning Division’s interested citizens list.  
 
Applicant: Brooks More, Avesta 72 Bishop Street, LP 
Consultants:  Bob Metcalf, Mitchell & Associates; Stephen Bradstreet, Ransom Consulting; Ben Walter, CWS 
Architects; Owen Haskell  
 
 

    Figure 1: 72 Bishop Street, aerial view 
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II. REQUIRED REVIEWS     
Waiver Requests  Applicable Standards 
Street trees – To plant 6 street trees 
(2 in proximity to the street line and 
4 in or near the right-of-way adjacent 
to the site), with contribution for 
remainder (24) to street tree fund 

Site Plan Standard, Section 14-526(b)2.b(iii) and Technical Manual, 
Section 4.6.1.  All multi-family development shall provide one street tree 
per unit.  Waiver permitted where site constraints prevent it, with 
applicant contributing proportionate amount to Tree Fund.  
30 units = 30 street trees required 

Review   Applicable Standards 
Site Plan   Section 14-526 
Subdivision Section 14-497 

 
III. PROJECT DATA     
Existing Zoning    B-2c 
Existing Use   Single-family residential 
Proposed Use    Multi-family residential 
Proposed Development Program 30 efficiency units, including common spaces, totaling 21, 374 SF 
Parcel Size    52,383 SF 
    
 Existing Proposed Net Change 
Building Footprint 826 SF 7,804 SF 6,978 SF 
Building Floor Area 1,600 SF 21,347 SF 19,774 SF 
Impervious Surface Area 1,206 SF 20,659 SF 19,453 SF 
Parking Spaces (on site) 2 12 10 
Bicycle Parking Spaces 0 12  12 
Estimated Cost of Project $5,586,058 

IV. BACKGROUND & EXISTING CONDITIONS  
72-78 Bishop Street lies on the south side of Bishop Street approximately 850 feet west of Morrill’s Corner.    The 
site is presently occupied by a single-family home.  Forested wetlands, housing the headwaters of the Capisic 
Brook, lie at the rear of the property.  An office building and taxi dispatch facility sit to the east of the site, a 
Masonic Hall to the west, UNE property across the wetlands to the south, and Maine Moped Factory and Portland 
Collision lie across Bishop Street to the north.   

Figure 2: 72 Bishop Street, existing conditions  
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The site and its neighboring properties were recently rezoned, at the applicant’s request, from Moderate Impact 
Industrial (IM) to Business B-2c.  An IM zone lies across Bishop Street and a Residential R-5 zone lies at the 
site’s rear.  A single-family residential neighborhood is located approximately 400 feet to the east on Mayfield 
Street in an R-5 zone. 
 
V. PROPOSED DEVELOPMENT 
The proposal for the Bishop Street Apartments focuses around the development of a three-story, 30-unit building 
to house formerly homeless individuals, many with significant medical conditions, much in the same vein as 
Avesta Housing’s two other Housing First projects in the city, Florence House and Logan Place.  The proposal is 
a direct response to a call from the City Council identifying the need for additional permanent housing for 
homeless individuals in locations beyond the city’s peninsula.  The building’s 30 efficiency units would be 
constructed with shared library, kitchen, meeting, laundry, and interior and exterior social spaces.  The building 
would also include a “private medical office and care room” (Attachment V).  The main entrance is proposed via a 
vestibule off Bishop Street, and the plans include a sidewalk connection on the south side of Bishop Street to the 
east. 12 parking spaces are proposed, as is landscaping.  Stormwater treatment would also be provided on site 
(Figure 4).   
 
The applicant has provided an updated staffing plan in the revised submittal (Attachment V).  This memo 
augments that submitted with the preliminary plans (Attachment M), and provides references to studies 
documenting the success of the Housing First model.  As previously proposed, Avesta would develop the site, 
provide building maintenance, and serve as the landlord for the eventual tenants of the building, and Preble Street 
would provide on-site supportive services.  In their original staffing memo, Preble Street describes a plan to staff 
10 full-time employees at the site, including “one coordinator, one supervisor, and one team leader managing 
seven housing support workers” (Attachment M).  The revised memo reinforces Preble Street’s plan to station 
three staff on site at all times, as “[t]his pattern allow monitoring of the entry, common space, and individual units 
to ensure safety and to respond to specific tenant concerns while enabling workers to intervene in individual crises 
as required” (Attachment V).  Based on the Preble Street web site for Logan Place, it is assumed that these staff 
would not only monitor the building, but support tenants in “developing and enhancing life skills,” “help 
with…household management, shopping, use of transportation, and meal preparation,” and “facilitate access to 
community resources, such as health clinics, and mental health and substance abuse services.”  The project 
narrative further states that “[m]edical staff will be available on site during specific hours and will coordinate 
daily with Preble Street…to coordinate referrals, follow up, and monitoring of individual tenants” (Attachment A).   

Figure 3: Existing zoning, 72 Bishop Street  
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Figure 4: Final site plan, Bishop Street Apartments 
  
VI. PUBLIC COMMENT 
The Planning Division received correspondence from one neighbor following the workshop on this proposal.  
This email questioned the parking assumptions contained in staff’s review, specifically whether residents of the 
proposed development would be permitted to own cars (Attachment PC-1).  This question is discussed in detail 
below.   
 
The applicant has provided neighborhood meeting minutes which demonstrate that neighbors asked questions 
about the proposed sidewalk on the south side of Bishop Street, wetland impacts, the architecture, and the tenant 
population (Attachment T).  At the planning board workshop, neighbors raised similar concerns, questioning the 
potential wetland and traffic safety impacts of the project, as well as the plans for the proposed Bishop Street 
sidewalk, building staffing, and tenant composition.  It should also be noted that, during the associated zoning 
map amendment review, a number of neighbors expressed concerns with respect the project’s environmental, 
traffic, and security impacts, as well as the project’s scale.  Light and noise trespass were also discussed.  
 
The applicant has met on site with neighbors on several occasions following the workshop on this proposal. 
 
VII. RIGHT, TITLE, & INTEREST 
The applicant has provided a deed as evidence of right, title, and interest (Attachment C).   
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VIII. FINANCIAL & TECHNICAL CAPACITY 
The applicant has provided two letters as evidence of Avesta’s technical capacity to develop affordable housing.  
The applicant has also provided a letter from Gorham Savings Bank expressing an interest in financing the project 
(Attachment H).   
 

IX. ZONING ANALYSIS 
The applicant has submitted a zoning analysis, which 
notes that the development, as proposed, does not meet 
two requirements of the B-2c zone (Attachment I).  These 
include the following: 
 
1. Front Yard Maximum. The B-2c zone establishes a 
front yard maximum of 10 feet, which the applicant 
continues to propose to exceed.  At its closest point, the 
building is planned to sit 18 feet from the front property 
line (Figure 5).  The ordinance does provide for an 
exception, stating that “the Planning Board or Planning 
Authority may approve a different amount for irregularly 
shaped lots or lots with frontage less than 40 feet 
provided this standard is met to the maximum extent 
practicable” (Section 14-185).  The applicant has claimed 
in their site plan submittal that 72 Bishop is an irregularly 
shaped lot and that they have sited the building as close 
to the street as possible.  The applicant writes,  
 
 “[t]he property is 50 feet wide at the property line 
and does not offer the ability to locate a 24 foot 
driveway and the primary building façade towards 
the street.  Because of the low traffic volume 
entering the site and to allow the building to be as 
close to the road as possible, the driveway was 
designed as 20’ wide.  The building is located as 
close as possible to the front property line (18’) to 
achieve the appearance of an active street front” 
(Attachment I).  
 
The B-2 dimensional requirements also include a 

provision that, “[w]here setbacks exceed 10 feet, a continuous, attractive, and pedestrian-scaled edge 
treatment shall be constructed along the street, consisting of street trees spaced at no more than 15 feet on 
center, approved by city arborist, and a combination of landscaping no less than 4 feet deep, ornamental 
brick or stone walls or ornamental fencing” (Section 14-185).   In the revised submittal, the applicant has 
added perennials/groundcover, hackberry and red maple trees, and azaleas and daphnes in the space 
between the building and the street line in an effort to provide sufficient edge treatment in this location 
(Figure 5).  The arborist has reviewed the plans and generally found them satisfactory.   The applicant is 
requesting that the board approve the project with the proposed deviation from the front yard maximum 
of the B-2c.   
 

2. Residential Parking Requirement.  Division 20 of the land use ordinance requires one parking space per 
dwelling unit for residential development in the B-2, B-2b, and B-2c zones.  At this ratio, the project 
would be required to provide 30 parking spaces for the 30 residential units.  However, Section 14-
332.2(b) of the ordinance also provides an exception for affordable housing, whereby “the planning board 

Figure 5: Bishop Street frontage and setback with revised 
landscaping 
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may establish a parking requirement for affordable housing units for rent or sale within an eligible project 
that is less than one parking space per affordable housing unit, regardless of the size of the structure.”   
The applicant has proposed 12 spaces, less than the 30 technically required by ordinance, explaining that 
the project is expected to generate limited demand based on comparables from Avesta’s experience at 
Logan Place.  The applicant’s traffic engineer, Gorrill-Palmer, writes that the parking demand at Logan 
Place is generally a product of staff, outside medical providers, and social workers.  Given anticipated 
staffing levels at the Bishop Street Apartments, they estimate a total demand for the Bishop Street site of 
11 spaces (Attachment M).   
 
In his original review comments, Tom Errico, the city’s traffic engineer, assumed that the applicant would 
restrict tenant parking.  At the board’s workshop in May, Avesta corrected this assumption, stating that 
tenant car ownership would not, in fact, be limited.  In response, Mr. Errico has reconsidered Gorill-
Palmer’s parking demand estimates and revised his comments on the proposed parking supply, writing,  

 
The applicant has requested a waiver from the City's Technical Standards as it relates 
to off-street parking requirements. Gorrill-Palmer has provided a summary of parking 
needs based primarily on staffing requirements.  According to the analysis, 12 parking 
spaces will be sufficient for demand needs... 

 
It is suggested that an annual monitoring report be provided to the Planning Authority 
as it relates to parking and automobile ownership by tenants and if parking demand 
cannot be accommodated on-site, the applicant shall identify strategies to manage 
parking conditions. 

 
A condition of approval has been drafted to address this comment. 
 

X. SITE PLAN SUBMISSION REQUIREMENTS (Section 14-527) and SUBDIVISION PLAT AND 
RECORDING PLAT REQUIREMENTS (Section 14-496) 
In their final submittal, the applicant provided a revised survey in an attempt to address comments by Bill Clark, 
the city’s surveyor (Attachment 2).  Mr. Clark’s comments on the revised survey were not available for 
publication in this report.   In addition, the applicant has indicated that, due to the availability of the surveyor, a 
survey for the eastern end of Bishop Street could not be submitted prior to hearing.  A final revised survey, 
addressing the comments of Mr. Clark, has been included as a condition of approval.   
 
The applicant has noted that the grading plan will require revisions based on survey edits requested on the part of 
Mr. Clark.  Thus, the review and approval of the revised grading plan has also been included as a condition of 
approval.  
 
Mr. Clark, David Margolis-Pineo, of the city’s Department of Public Services, and Jen Thompson, Associate 
Corporation Counsel, have reviewed the draft subdivision plat and provided comments (Attachments 2, 3, and 4).  
The applicant has submitted a revised plat in an attempt to address these comments.  Given additional changes 
which will be necessary following the planning board hearing, a final subdivision plat has been included as a 
condition of approval.   
 
Lastly, the applicant has submitted a construction management plan in the final submittal (Plan 25).  This plan 
depicts the location of construction fencing and a construction entrance, but contains no information about 
proposed work in the right-of-way to the east of the site. Mr. Errico has asked for revisions as a condition of 
approval.  He writes,  
 

The applicant has submitted a construction management plan for site work and I find it to be 
acceptable.  A construction management plan for construction of the sidewalk will be required 
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and should be submitted for review and approval. 
   
XI. SUBDIVISION REVIEW (Section 14-497(a)) 
The proposed development has been reviewed by staff for conformance with the relevant review standards of the 
City of Portland’s subdivision ordinance.  Staff comments are below. 
 
1. Water, Air Pollution  
Currently, the vast majority of the site is covered in grass or low scrub brush, and drains to the wetlands to the 
south, which serve as the headwaters of the Capisic Brook, an urban impaired stream.  The proposed development 
would result in an increase of over 19,000 SF in impervious surface and change drainage patterns on the site.  All 
runoff is proposed to flow through treatment systems which will mitigate for both quality and quantity.  David 
Senus, consulting civil engineer, has reviewed the stormwater management plan (Attachment N). Given the 
findings of this review, the proposal is not expected to generate undue air or water quality impacts.   
 
2 & 3. Adequacy of Water Supply 
The applicant has provided evidence of capacity from the Portland Water District (Attachment G).   
 
4. Soil Erosion 
The applicant has provided a soil survey noting that “soils on the site are representative of the urban 
environment,” including “fill material, relic topsoil and glaciomarine deposits including silty clay.”  The 
geotechnical report recommends excavation of fill material and backfilling with compacted granular borrow 
below the development site.  The project is not expected to cause unreasonable soil erosion or reduction in the 
capacity of the land to hold water so that a dangerous or unhealthy condition results.   
 
5. Impacts on Existing or Proposed Highways and Public Roads 
The applicant has provided a traffic study, prepared by Gorrill-Palmer Consulting Engineers.  Tom Errico, the 
city’s consulting traffic engineer, has reviewed this traffic study and provided comments, discussed in detail under 
site plan review below.     
 
6. Sanitary Sewer/Stormwater Disposal 
The applicant has provided a wastewater capacity letter from the Department of Public Services (Attachment G). 
A review of the proposed stormwater management system is discussed in detail below.  
 
7. Solid Waste  
The applicant has proposed an internal trash and recycling room for residential use and has stated that a private 
hauler will be contracted for the removal of solid waste.  The application states that the “hauler will back into the 
driveway off of Bishop Street [and]…wheel container units to the truck.”  Given this, the development is not 
anticipated to cause a burden on the city’s system. 
 
8. Scenic Beauty 
This proposal is not deemed to have an adverse impact on the scenic beauty of the area.   
 
9. Comprehensive Plan 
The applicant has provided a narrative regarding consistency with the city’s comprehensive plan (Attachment K).  
Consistency with the comprehensive plan is discussed in more detail under site plan review below. 
 
10. Financial and Technical Capacity 
As noted above, the applicant has submitted a letter from Gorham Savings Bank indicating the intent to consider 
project financing (Attachment H).  Letters attesting to the proficiency of Avesta Housing have also been provided 
(Attachment H).   
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11. Wetland/Water Body Impacts 
Altogether, the proposed development would impact just over 3,000 SF of wetlands.  The applicant has made 
efforts to minimize this impact by siting the building as far from the wetland as possible, proposing limited 
parking and thus limited pavement, and designing retaining walls rather than grading at the project’s rear.  As 
noted above, the applicant proposes to treat all stormwater proposed to enter these wetlands.  This system and 
wetland impacts are discussed in detail below.   
 
12. Groundwater Impacts 
There are no anticipated detrimental impacts to groundwater supplies.   
 
13.  Flood-Prone Area 
Per the city’s existing flood maps, the development is not proposed in a flood zone.   
 
XII. SITE PLAN REVIEW (Section 14-526) 
The proposed development has been reviewed by staff for conformance with the relevant review standards of the 
City of Portland’s site plan ordinance.  Staff comments are below. 
 
1. Transportation Standards  

a. Impact on Surrounding Street Systems 
The applicant has provided trip generation, access, and crash analyses prepared by Tom Gorrill of Gorrill-
Palmer Consulting Engineers (Attachment M).  The Gorrill-Palmer study estimates trip generation based 
on data collected at Logan Place, which is managed by Preble Street in much the same fashion as is 
anticipated at Bishop Street.  Based on the Logan Place data, Gorrill-Palmer estimates a total of 13 AM 
peak hour and 11 PM peak hour vehicular trip ends to/from the site, mostly as a product of staff.  Preble 
Street, who will provide services at the building, has written that all tenants will be afforded bus passes, 
that Preble Street has an account with Elite Taxi for emergency use, and that many clients will qualify for 
subsidized paratransit service.  Given the low anticipated traffic volumes, no vehicular level of service 
analysis for area intersections was conducted.    
 
Mr. Errico has reviewed the trip generation estimates and provided the following comments,  
 

I have reviewed the traffic generation estimate prepared by Gorrill-Palmer and concur 
with the estimate that approximately 13 trips are projected to be generated during the 
AM peak hour and 11 trips during the PM peak hour. Based upon this level of traffic, I do 
not expect the project to have a significant impact to traffic safety and operations in the 
study area. It should be emphasized that while the tenants of the project are not expected 
to own cars, it is expected that they will be using the proposed sidewalk to gain access to 
METRO buses at Forest Avenue and general commercial land uses in the area. 

 
It should be noted that, during the workshop, one neighbor expressed concerns regarding traffic safety on 
Bishop Street.   With respect to vehicular traffic safety, the Gorrill-Palmer study pulled crash data from 
the area, including Morrill’s Corner and the intersection of Bishop Street and Warren Avenue.  Mr. Errico 
writes, 

 
The crash data provided by the applicant notes that the Morrill’s Corner intersection(s) 
had significant crashes over the report 2011 to 2013 three-year period.  While the Forest 
Avenue/Stevens Avenue/Bishop Street intersection was not classified as a High Crash 
Location, it still had 30 reported crashes. The Forest Avenue/Allen Avenue intersection is 
a High Crash Location and had 53 reported collisions. Given that the project is not 
generating a significant amount of traffic, I do not expect safety conditions to be 
exacerbated.   



O:\PLAN\Dev Rev\Bishop St. - 72 (Avesta)\4. Planning Board\7_14_15 hearing\PB report Bishop Street 7_14_15.docx  9 
 

b. Access and Circulation 
As a corollary to the low vehicular trip generation noted above, the development poses the potential to 
generate significant pedestrian traffic.  In fact, the relatively limited parking supply proposed by the 
applicant virtually guarantees a larger than average pedestrian mode share.  Further, it should be noted 
that, during the associated zone change review, pedestrian access to goods, services, and transit 
connections at Morrill’s Corner formed a central component of the applicant’s argument for the selection 
of this site for the purposes of housing.  During that review, the board questioned the applicant regarding 
the adequacy of pedestrian access from the site to both businesses and public transportation.  In reports to 
the board, Mr. Errico noted the lack of sidewalk on Bishop Street and stated that, at the time of 
development, "a sidewalk system, without gaps, should be provided between uses on Bishop Street and 
Forest Avenue.”  It should also be reiterated that, during the board workshop on this matter, neighbors 
expressed concerns regarding pedestrian safety on Bishop Street.  
 
In response to Mr. Errico’s comments, the applicant previously provided preliminary plans showing a 
proposed sidewalk extending for approximately 500' east of the site on the south side of Bishop Street to 
the location of a short segment of existing sidewalk at 12 Bishop Street (see proposed sidewalk as blue 
line in Figure 6).  This plan left what currently exists as a 125 foot open curb cut at the corner of Bishop 
Street and Stevens Avenue adjacent to the property at 2-10 Bishop Street (see purple line in Figure 
6).  Staff notified the applicant prior to the planning board workshop that they would be required to 
provide a sidewalk in this location and thus extend the sidewalk all the way to Forest Avenue/Stevens 
Avenue, as stated during the zone change review.  At the workshop, the applicant argued that they 
shouldn't be required to complete this last sidewalk segment, citing the cost implications.    
 
At the request of the board and in the time since the workshop, staff has engaged the applicant in an 
attempt to resolve this outstanding issue.  In order to soften the financial impact of the sidewalk 
construction, DPS staff offered the applicant recycled granite curbing at the city's reduced price for both 
the outstanding sidewalk segment as well as the entire stretch of proposed sidewalk from the site to Forest 
Avenue/Stevens Avenue.  Ultimately, in their July 9 response to comments, the applicant agreed “to 
construct the last section of sidewalk (continuous open curb cut section)” (Attachment X).  They 
noted, “[w]e have had initial discussions with City staff concerning the potential of the City providing the 
used granite required for this added section of sidewalk and will continue to have discussion as the design 
of the sidewalk improvements are finalized.”  Given the timing of this resolution, the design and 
construction of the entire sidewalk, from 72 Bishop Street to Stevens Avenue/Forest Avenue, has been 
drafted as a condition of approval.   
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12 Bishop Street 
(existing sidewalk) 

72 Bishop 
Street 

Figure 6: Bishop Street sidewalk to Morrill’s Corner as proposed by applicant (blue) and requested by staff (blue 
and purple) 

2-10 Bishop 
Street  
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Regarding the sidewalk plans, it should also be noted that, as currently designed, the installation of the 
sidewalk will require both temporary construction and permanent grading easements.  Mr. Margolis-
Pineo writes, 
 

It is recommended that as a condition of approval, the applicant be required to obtain all 
necessary construction easements to complete this project. 

 
In their final submittal, the applicant states that they have “met with the abutters to review the design of 
the sidewalk and the need to obtain grading easements along their respective frontages” (Attachment X).  
DPS and planning staff have offered to facilitate the development of these easements.   
 
With respect to on-site circulation, staff has reviewed the layout of pedestrian access and generally found 
it acceptable.  Vehicular access is proposed via a 20’ curb cut from Bishop Street.  Mr. Errico has 
reviewed the driveway layout and found it acceptable.  
 

c. Public Transit Access 
The proposed development is not located along a public transit route (Figure 7).  As such, no provisions 
for transit access are required on the site.  The proposed sidewalk to Morrill’s Corner, assuming it extends 
to Stevens Avenue, will serve as a pedestrian connection to existing transit service.  At the board’s 
request, staff has approached Metro regarding current plans to rearrange existing bus stops at Morrill’s 
Corner.  No response was received from Metro prior to the publication of this report.  Bruce Hyman, the 
city’s Transportation Program Manager, is pursuing the potential for relocating bus stops with Metro. 
 

d. Parking 
As noted under the zoning review above, Division 20 of the land use ordinance requires one parking 
space/unit for residential development located in the B-2, B-2b, or B-2c zone, but the applicant has 

Figure 7: Existing transit service, Morrill’s Corner 

McDonald’s

To Northgate

Aubuchon

Cumberland Farms

72 Bishop 
Street

3 

2 
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requested an exception under the affordable housing provisions of the land use ordinance.  Mr. Errico has 
generally expressed his support, suggesting a condition as noted above.  Mr. Errico has also reviewed the 
parking lot layout and driveway condition and found them acceptable. 
 
The final plans include 6 bicycle racks providing 12 bike parking spaces. All of these are located on 
private property, as the right-of-way in front of the site is constrained.  One of these racks is proposed at 
the building’s front; the other five are at the side or rear.  The 12 spaces proposed meet the site plan 
standard of two spaces/five dwelling units for residential structures.   
 

e. Transportation Demand Management  
A transportation demand management plan is not required.  However, as noted above, the project has 
been designed to incorporate some transportation demand management strategies, including paratransit 
services and transit subsidies. 
 

2.  Environmental Quality Standards   
a. Preservation of Significant Natural Features 

As noted previously, the Capisic Brook crosses onto the southwestern corner of the site.  This segment of 
the Capisic is often cited by the Department of Public Services as one of the city’s cleanest water 
resources; the Capisic Brook Watershed Management Plan, which was published in 2012, documents 
results of a 2003 monitoring program which determined that the east tributary of the Capisic, which 
roughly parallels Bishop Street here, met Class C water quality standards.   Doug Roncarati, of the city’s 
Department of Public Services, has reported that staff from the Maine Department of Environmental 
Protection have found that water quality in this segment of the brook has actually improved since the 
2003 monitoring program and now meets Class A water quality standards (Attachment 3).   
 
Given this, there are concerns about stream impacts and wetland disturbance on the site.  The applicant 
has made efforts to site the building over 75 feet from the stream, minimize wetland disturbance to just 
over 3,000 SF, and develop adequate plans to treat stormwater prior to discharge.  In their revised 
submittal, the applicant states that “the proposed infrastructure to treat stormwater quality exceeds DEP 
Chapter 500 standards for an urban impaired stream as well as the expectation for preserving the Capisic 
Brook Watershed” (Attachment U).   In addition to reviewing the stormwater treatment system, discussed 
below, Mr. Senus has reviewed wetland impacts and spoken to the Maine DEP’s and Army Corps of 
Engineers’ review of the wetland impacts of the proposal,  

 
The Applicant has noted that an NRPA Tier 1 Permit Application and an ACOE Category 
1 Permit Application will be submitted to the MaineDEP and ACOE, respectively, and 
that copies of the applications will be submitted under separate cover; copies of the 
permit approvals should be provided upon receipt. 
 

A condition of approval has been drafted in this regard.  
 
Similarly, it should be noted that a peer review conducted in 2007 by Call of the Wild Consulting and 
Environmental Services for the Gullivers Field area immediately south of Bishop Street found that that 
site provides “very significant migratory passerine (songbird) stopover habitat for both the spring and fall 
migrations.  In fact, this area is a premier destination site for spring birding because of the large variety of 
bird species and numbers.”  The review concludes, “this area is a well-documented, important ecological 
area in Portland that Call of the Wild recommends permanent protection [sic]…”  The applicant has made 
efforts to minimize the impact of the development on the forested area around the wetlands at the 
property’s rear.  At the request of Jeff Tarling, the city’s arborist, the applicant has added a note on the 
site and landscaping plans stating that the contractor will demarcate tree saves and wetland protection 
areas prior to construction.      
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b. Landscaping and 
Landscape 
Preservation 
As noted above, the site 
is currently forested at 
rear around the Capisic 
Brook and associated 
wetlands (Figure 9).   
In the final plans, the 
applicant proposes to 
preserve a considerable 
amount of this forested 
area, including existing 
vegetation on the 
eastern and 
southwestern sides of 
the site.  The applicant 
has revised the 
proposed landscaping 
on the UNE property 

line to include native plantings, as requested by Mr. Tarling; added plantings at the street edge, as noted 
above; and added understory plantings along the building’s east facade.   The applicant also continues to 
propose understory plantings at the rear of the building.   
 
In the workshop memo, staff commented on the location of the plantings, requesting that the applicant 
consider adding or relocating some of the understory landscaping to the western side of the building to 
buffer the development from the adjacent Masonic Lodge parking area.  The revised plans continue to 
show the elimination of two existing trees and no new landscaping in this location, as this area is 
constrained in size and proposed with a vegetated soil filter.  At the suggestion of the arborist, the revised 
plans do depict four trees in the right-of-way in front of the Masonic Lodge as a means of softening this 
perspective on the building.  The applicant has stated that these trees could be relocated to the Mason’s 
property adjacent to the site contingent on an agreement with the Mason’s.   Staff has drafted a condition 
of approval suggesting that the treatment of this western side of the building be resolved for review and 
approval by the arborist. 
 
The applicant has requested a waiver from the street tree provisions of the ordinance, which require that a 
proposal include street trees at a ratio of one per unit planted in the right-of-way at 30 – 45 feet on center.  
The site plan ordinance includes language which allows the planting of street trees in the front yard within 
10 feet of the property line in cases when site constraints prevent planting in the right-of-way.   Two of 
the applicant’s trees fall within this range, and, as previously discussed, the applicant has also proposed 
four additional trees in the right-of-way in front of the Masonic Lodge to the site’s west.  DPS staff has 
indicated that this location is acceptable and, assuming they remain, that they should be counted toward 
the street tree requirement.  Contributions to the tree fund for the remaining 24 trees will be required.   

 
c. Water Quality/Storm Water Management/Erosion Control 

The applicant has submitted a revised stormwater management narrative by Ransom Consulting which 
describes the plan to treat the stormwater from 19,000 SF of additional impervious surface through the 
use of paver drain and filtered roof drain systems, both of which would lead to R-Tanks for storage and 
ultimately outlet near the wetlands at rear. Mr. Senus has reviewed the narrative and the associated 
stormwater plans and has no outstanding comments.  It should be noted that, as the project lies within the 

Figure 9: 72 Bishop Street, existing vegetation as seen from the north, with 
Gullivers Field at rear 
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watershed of an urban impaired stream, the applicant will be required to make an in-lieu compensation 
fee payment of $1,927.  This has been included as a condition of approval. 

 
3.  Public Infrastructure and Community Safety Standards 

a. Consistency with Related Master Plans 
As noted above, the project is generally deemed consistent with related master plans, especially those 
plans addressing the need for affordable housing.  Housing: Sustaining Portland’s Future highlights the 
need for supportive housing with a goal particularly targeted towards this housing type.   The housing 
plan recommends that the city should “[e]ncourage proposals from developers that will transition 
homeless families and individuals out of emergency shelters and transitional facilities into permanent 
housing, including single room occupancy (SRO) units.”  In addition, the report of the city’s 
Homelessness Prevention Task Force, issued in November 2012, includes recommendations designed to 
address the city’s issues with homelessness, many of which apply here.  Among these, the report 
recommends “a focus on providing appropriate permanent housing and support in the community for 
individuals, families, and youth as quickly as possible…Meeting this goal will…require constructing 
three new housing first units consisting of 35 units each and appropriate supports for people who are 
chronically homeless (4).”    
  

b. Public Safety and Fire Prevention 
At prior meetings related to the related zone change request, responding to neighborhood concerns, board 
members requested that the applicant provide information related to the potential security and safety 
impacts of the proposed development.  Board members asked explicitly for police department data related 
to security around Avesta’s existing Housing First developments.  The applicant provided a testimonial 
from Vernon Malloch of the Portland Police Department regarding Logan Place, stating that “Logan 
Place has successfully served as a tested model with no significant impact on the surrounding 
neighborhood” (Attachment S), but the board stressed the importance of additional information.   
 
In response, the Portland Police Department provided an analysis of calls for service at Logan Place 
between 2005 and 2014 (Attachment T).  The analysis includes explanations of the number of calls of 
various types, including, most prominently, refusing to leave/bothering and behavioral complaints.  The 
memo also addresses drug-, assault-, and weapons-related calls, noting that many of these involved false 
alarms or repeat violators.  The memo states that “few calls [at Logan Place] resulted in police reports or 
arrests.  None of the [calls for service] were for serious crime types,” and concludes that “[w]e can 
anticipate an increase in police calls for service with development of any otherwise vacant parcel.  
Housing of the chronically homeless as takes place at Logan Place further increases the likelihood of an 
increase.  Data review suggests there has been no negative impact on the neighborhood from a public 
safety standpoint.  Other reports and studies have shown the population targeted for housing in this model 
draw significantly more police resources when they are homeless.”  The applicant has provided references 
for these studies in their revised submittal (Attachment V).   
 
Given the concerns about public safety and security on site, the applicant has generally made efforts to 
use site design to balance issues regarding natural surveillance and visual impacts to adjacent residential 
properties. In the final submittal, the applicant has indicated that there will be building-mounted 
surveillance cameras for monitoring the exterior seating area at the site’s rear.  The applicant has also 
provided a photometric plan meeting the city’s technical standards (Plan 24).   
 
With respect to fire prevention, the applicant proposes to provide 6” water service from Bishop Street for 
the building’s internal sprinkler system.  An existing hydrant is located just to the east of the site entrance.  
At the request of Keith Gautreau, of the city’s Fire Prevention Bureau, the applicant has added ‘No 
Parking Fire Lane’ signs adjacent to the striped areas of the parking lot.  Fire has indicated their general 
approval.  
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c. Availability and Capacity of Public Utilities 
The applicant has proposed to bring water for both fire suppression and domestic service from a 12” 
water main in Bishop Street.  Sewer will be serviced from an existing 8” line in Bishop Street and natural 
gas will be supplied from an existing 8” line in Bishop Street.  The applicant has provided capacity letters 
for both water and sewer (Attachment G).  Electrical, telephone, and cable service is proposed via a pole 
from Bishop Street to the west of the site.  This arrangement requires an easement from the direct abutter, 
the Masonic Lodge.  The applicant has contacted the abutter in an effort to reach an agreement regarding 
this easement.  A condition of approval has been drafted in this regard.   

 
4.  Site Design Standards  

a. Massing, Ventilation, and Wind Impact 
No comments.   
 

b. Shadows 
No comments. 
 

c. Snow and Ice Loading 
The applicant has indicated in their preliminary submittal that they would contract with a private plow 
company to maintain the driveway and sidewalk in the event of snow.  Snow storage is depicted at the 
southwest edge of the parking lot in the plans.  The applicant has stated explicitly that snow will not be 
placed in the adjacent wetland, and has added a note to the plat to indicate this.  

d. View Corridors 
There are no comments. 
 

e. Historic Resources 
There are no comments.  
 

f. Exterior Lighting 
The applicant has provided a photometric plan and cut sheets for all exterior lighting (Plan 24 and 
Attachment P).  The photometric plan shows no light trespass, and all fixtures meet the city’s Technical 
Manual standards. 
 

g. Noise and Vibration 
No comments.  
 

h. Signage and Wayfinding 
No signage or wayfinding is proposed at this time.   
 

i. Zoning-Related Design Standards 
In the final submittal, the applicant has provided context drawings as requested by the board (Plans 
20-23).  These drawings depict the proposed building within the context of both existing 
development as well as potential development as allowed by the recent rezoning.   The images also 
show the design from front and rear.   
 
Planning staff reviewed the plans and drawings for conformance with the multi-family design 
standards (Design Manual, Section (i)).  Caitlin Cameron, the city’s urban designer, documented the 
findings of the review, writing,  
 

Standard 1 – The surrounding context tends to be more commercial in use and character.  
Additionally, the neighboring residential context is most often single-family or other 
small-scale buildings.  Therefore, the multi-family, large-scale building proposed is not 
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the same type of residential project and is therefore not able to have the same character.  
The project uses a mix of building materials that, in combination with the fenestration, 
projections, and the varying forms and roof lines, provide positive visual interest as 
stipulated in the Standard.  
 
Standard 2 – A building in a B-2 zone should contribute to the street wall.  However, this 
property has an usual lot configuration and very little frontage.  As such, it is 
understandably difficult to build to the street.  The principal entry is relatively close to 
the street and provides good visibility.  A direct pedestrian path is provided from the 
sidewalk to the main entry. 

Figures 10 and 11: Bishop Street Apartments in context from front and rear. 
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Standard 3 – The project provides a garden space and screening and landscaping 
elements as required by the Standard.  The outdoor seating area is screened from 
neighboring parking lots with a 6’ solid wood fence.  A 42” wood picket fence separates 
the wetland area from the seating area.  Consider providing additional 
landscaping/screening to the Northwest property line to buffer dwelling units from the 
neighboring parking lots. 

 
Standard 4 – Overall the project has a high level of fenestration to provide resident 
access to light and air.  Storage is provided. 
 
Standard 5 – Parking is well screened and positioned away from the street.   
 
Standard 6 – Not Applicable  

  
It should be noted that previous comments from staff related to the treatment of the building bays has 
been resolved with no change to the building elevations. 
 

XIII. STAFF RECOMMENDATION 
Subject to the proposed motions and conditions of approval listed below, Planning Division staff 
recommends that the planning board approve the proposed Bishop Street Apartments at 72 Bishop Street.  
 

XIV.  PROPOSED MOTIONS 
A. WAIVERS     

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 July 
14, 2015 for application 2015-060 relevant to Portland’s technical and design standards and other 
regulations; and the testimony presented at the planning board hearing:  
 

1. The Planning Board finds/does not find that the applicant has demonstrated that site 
constraints prevent the planting of all required street trees.  The planning board waives/does 
not waive the site plan standard (Section 14-526(b)(iii)) requiring on street tree per unit for 
multi-family development and concludes that the applicant shall make a financial 
contribution of $4,800 for 24 trees to Portland’s tree fund. 
 

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 
July 14, 2015 for application 2015-060 relevant to the subdivision regulations; and the testimony 
presented at the planning board hearing, the planning board finds that the plan is/is not in 
conformance with the subdivision standards of the land use code, subject to the following 
condition of approval, which must be met prior to the signing of the plat: 
 

1. The applicant shall finalize the subdivision plat for review and approval by Corporation 
Counsel, the Department of Public Services, and the Planning Authority. 

 
C. DEVELOPMENT REVIEW 

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 July 
14, 2015 for application 2015-060 relevant to the site plan regulations; and the testimony presented at 



O:\PLAN\Dev Rev\Bishop St. - 72 (Avesta)\4. Planning Board\7_14_15 hearing\PB report Bishop Street 7_14_15.docx  17 
 

the planning board hearing, the planning board finds that the plan is/is not in conformance with the 
site plan standards of the land use code, subject to the following conditions of approval that must be 
met prior to the issuance of a building permit, unless otherwise stated: 
 

1. Beginning one year following certificate of occupancy, the applicant shall submit an annual 
report documenting tenant automobile ownership and parking demand, as well as measures to 
manage parking conditions as necessary, for review and approval by the Planning Authority;  
 

2. The applicant shall submit a revised survey for review and approval by the city’s Department 
of Public Services; 
 

3. The applicant shall submit a revised grading plan for review and approval by the city’s 
Department of Public Services;  
 

4. The applicant shall submit a revised construction management plan which addresses the 
installation of the proposed sidewalk on the south side of Bishop Street to Stevens Avenue 
for review and approval by the Department of Public Services;  
 

5. The applicant shall submit plans for, obtain all necessary easements related to, and construct 
a sidewalk on the south side of Bishop Street from 72 Bishop Street to Forest 
Avenue/Stevens Avenue, including the easternmost section abutting 2-10 Bishop Street, for 
review and approval by the Department of Public Services;  

 
6. The applicant shall provide copies of associated permits from Maine DEP and the Army 

Corps of Engineers for review and approval by the Planning Authority; 
 

7. The applicant shall submit a revised landscaping plan which addresses the treatment of the 
western side of the building for review and approval by the city arborist;  
 

8. As this development falls within the watershed of an urban impaired stream, the Capisic 
Brook, the applicant shall make an in-lieu compensation fee payment of $1,927 for review 
and approval by the Planning Authority; and 
 

9. The applicant shall obtain a utility easement from the Masonic Lodge for review and 
approval by the Planning Authority. 

 
XV. ATTACHMENTS 

PLANNING BOARD REPORT ATTACHMENTS 
1. Traffic Engineer review (memo from Thomas Errico, 6/25/15) 
2. Survey review (memo from Bill Clark, 6/1/15) 
3. Department of Public Services review (memo from David Margolis-Pineo, 5/12/15) 
4. Corporation Counsel Review (memo from Jennifer Thompson, 6/5/15) 
5. Civil Engineer review (memo from David Senus, 6/12/15) 
6. Design review (memo from Caitlin Cameron, 6/29/15) 

 
 APPLICANT’S SUBMITTALS  

A. Cover Letter (from Bob Metcalf, Mitchell & Associates, 4/10/15) 
B. Development Review Application, Project Data, and Checklist 
C. Right, Title, or Interest 
D. Project Description, Project Data, and Maps 
E. Abutting Property Owners 
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F. Existing Soils Condition 
G. Public Utilities 
H. Technical Capability, Financial Capability, and Letter of Authorization 
I. Compliance with Applicable Zoning 
J. Waiver Request 
K. Consistency with City’s Master Plan and Conformity with Design Standards 
L. Fire Department Checklist and HVAC Emissions Requirements 
M. Traffic and Parking Study 
N. Stormwater Management Plan 
O. Solid Waste Disposal and Snow Removal 
P. Light Fixtures 
Q. Environmental Quality Standards 
R. Letter from PDD  
S. PDD Calls for Service Analysis 
T. Neighborhood Meeting Minutes 
U. Cover Letter (from Bob Metcalf, Mitchell & Associates, 5/22/15) 
V. Supplemental Staffing Memo/Description of Services 
W. Cover Letter (from Bob Metcalf, Mitchell & Associates, 6/23/15) 
X. Cover Letter (from Bob Metcalf, Mitchell & Associates, 6/9/15) 

 
 PLANS 

Plan 1. Boundary & Topographic Survey 
Plan 2. Existing Conditions Plan 
Plan 3. Layout and Lighting Plan 
Plan 4. Grading, Drainage, and Utilities Plan 
Plan 5. Planting Plan 
Plan 6. Site Details 
Plan 7. Site Details  
Plan 8. Site Details 
Plan 9. Bishop Street Sidewalk Plan 
Plan 10. Erosion & Sedimentation Control Plan 
Plan 11. Draft Plat Plan 
Plan 12. Pre-Development Stormwater Plan 
Plan 13. Post-Development Stormwater Plan 
Plan 14. First Floor Plan 
Plan 15. Second Floor Plan 
Plan 16. Third Floor Plan 
Plan 17. Roof Plan 
Plan 18. Roof Drain Downspout Locations 
Plan 19. Exterior Elevations 
Plan 20. Existing Context Aerials 
Plan 21. Proposed Context Aerials 
Plan 22. Proposed Context from Bishop Street 
Plan 23. Proposed Context from Rear 
Plan 24. Photometric Plan 
Plan 25. Construction Management Plan 

 
 PUBLIC COMENT 
 PC-1.  Email from Michael Joyce (5/26/15) 
 



From:  Tom Errico <thomas.errico@tylin.com> 
To: Helen Donaldson <HCD@portlandmaine.gov> 
CC: David Margolis-Pineo <DMP@portlandmaine.gov>, Katherine Earley <KAS@portlandmaine.gov>, Jeremiah Bartlett 
<JBartlett@portlandmaine.gov>, Jeff Tarling <JST@portlandmaine.gov> 
Date:  6/25/2015 8:56 AM 
Subject:  72 Bishop Street - Final Traffic Comments 
 
Hi Nell - The following represents a status update of my preliminary comments. 
 
 
*         I find the parking lot layout and driveway condition to be acceptable. 
Status: I have no further comment. 
 
 
*         A sidewalk is being constructed on Bishop Street, as identified during the zoning amendment process. I find it to be acceptable 
although the sidewalk should be extended to the corner at Forest Avenue/Stevens Avenue.  I would suggest that the applicant develop a concept 
plan for review and approval. I can work with the applicant in the development of the plan from a traffic perspective, particularly how it 
interfaces with the existing parking lot. 
Status: Upon receipt of revised plans with the extended sidewalk, I will review and provide comments. As noted above, I view a full safe 
sidewalk facility to be imperative. 
 
 
*         The applicant has requested a waiver from the City's Technical Standards as it relates to off-street parking requirements. Gorrill-Palmer 
has provided a summary of parking needs based primarily on staffing requirements.  According to the analysis, 12 parking spaces will be 
sufficient for demand needs.  This demand calculation assumes that none of the proposed tenants will be allowed to have vehicles. In general I 
find the estimate to be reasonable, but I would suggest that a condition of approval note that if automobile ownership is permitted for  residents, 
the project shall return to the Planning Board for review. 
Status: It is suggested that an annual monitoring report be provided to the Planning Authority as it relates to parking and automobile ownership 
by tenants and if parking demand cannot be accommodated on-site, the applicant shall identify strategies to manage parking conditions. 
 
 
*         The applicant should provide general details as it relates to a construction management plan.  I do not support a waiver for this request. 
Status: The applicant has submitted a construction management plan for site work and I find it to be acceptable.  A construction management 
plan for construction of the sidewalk will be required and should be submitted for review and approval. 
 
 
*         I have reviewed the traffic generation estimate prepared by Gorrill-Palmer and concur with the estimate that approximately 13 trips are 
projected to be generated during the AM peak hour and 11 trips during the PM peak hour. Based upon this level of traffic, I do not expect the 
project to have a significant impact to traffic safety and operations in the study area. It should be emphasized that while the tenants of the project 
are not expected to own cars, it is expected that they will be using the proposed sidewalk to gain access to METRO buses at Forest Avenue and 
general commercial land uses in the area. 
Status: I have no further comment. 
 
 
*         The crash data provided by the applicant notes that the Morrill's Corner intersection(s) had significant crashes over the report 2011 to 
2013 three-year period.  While the Forest Avenue/Stevens Avenue/Bishop Street intersection was not classified as a High Crash Location, it still 
had 30 reported crashes. The Forest Avenue/Allen Avenue intersection is a High Crash Location and had 53 reported collisions. Given that the 
project is not generating a significant amount of traffic, I do not expect safety conditions to be exacerbated. 
Status: I have no further comment. 
 
 
If you have any questions, please contact me. 
 
Best regards, 
 
 
Thomas A. Errico, PE 
Senior Associate 
Traffic Engineering Director 
[T.Y. Lin International]T.Y. Lin International 
12 Northbrook Drive 
Falmouth, ME 04105 
207.781.4721 (main) 
207.347.4354 (direct) 
207.400.0719 (mobile) 
207.781.4753 (fax) 
thomas.errico@tylin.com<mailto:thomas.errico@tylin.com> 
Visit us online at www.tylin.com<http://www.tylin.com> 
Twitter | Facebook | LinkedIn | YouTube 
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"One Vision, One Company" 
 
Please consider the environment before printing. 
 



From:  William Clark 
To: Helen Donaldson 
CC: David Margolis-Pineo;  Jennifer Thompson 
Date:  6/1/2015 4:11 PM 
Subject:  Re: Fwd: Bishop Street Draft Plat plan 
Attachments: Bishop St No 72 Subdivision Plat Plan 5 22 2015 
Survey Review 6 01 2015.PDF; Bishop St No 72 Boundary and Topo Survey 
Rev 1 20 2015 Survey Review 5 12 2015.PDF 
 
Hi Nell, 
  
I met with Bob Metcalf of Mitchell Associates last week and went over the 
Boundary and Topographic Survey plan (attached). 
  
He agreed to show the proposed 30 foot storm drain easement on the plans.  
That has not been corrected. 
  
In addition, the same elevation datum problem exists on the Subdivision Plat 
Plan dated 5 22 2015 which you sent me this morning.  They state they used 
NAVD88 which is not the official City datum.  Existing Grades/Topo, Proposed 
grades, and structures need to be corrected to the Official City of Portland 
Datum prior to approval. 
  
Thanks, 
  
Bill 
  
 
>>> Helen Donaldson June 1, 2015 8:50 AM >>> 
Bill and Jen,  
  
This is a draft subdivision plat for a 30-unit Avesta project, all apartments, out 
on Bishop Street.  Could you take a look and let me know your comments 
when you have a chance? 
  
Thanks,  
Nell 
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From:  David Margolis-Pineo 
To: Helen Donaldson 
CC: Barbara Barhydt 
Date:  6/12/2015 1:23 PM 
Subject:  72 Bishop St 
 
 
May 12, 2015 
-          June 12, 2015 
  
Memo To:        Nell Donaldson 
                        Barbara Barhydt 
From:               David Margolis-Pineo 
Re:                   72 Bishop Street – AVESTA Housing (2015-060) 
  
The Department of Public Services has the following preliminary comments on the above mentioned site plan.   
  
1.      Surveying comments will be forwarded by William Clark of this office under a separate cover.  Survey plan will 
require a Professional Surveyor stamp. 
-          Plan now stamped. 
 
2.      The applicant has agreed to extend a sidewalk to Forest Avenue.  The plans show the sidewalk terminating at 
the parking lot prior to Forest Ave.  It is desirable to have the sidewalk continued through this parking area to Forest 
Ave.  Drive cut location(s) will need to determine with the parking lot owner.   
-          This issue has not been resolved.  It is recommended that as a condition of approval the applicant be 
required to construct a sidewalk to Forest Ave including rebuilding the existing sidewalk ramp at Bishop and Stevens 
Ave to be ADA compliant. 
 
3.      Please show the sidewalk being constructed along the street right of way.  It is realized that several trees 
impede the alignment.  Do the best you can.  As indicated on the plan, grading and construction easements will 
need to be executed by the applicant for construction of the sidewalk. 
-          This Department disagrees with the applicant’s response.  It is recommended that as a condition of 
approval the applicant be required to obtain all necessary construction easements to complete this project.  
 
4.      An existing stormwater drain is shown crossing the applicant’s property.  An easement will need to be shown 
on the survey plan for this utility.  For an accurate easement, the cross-country drain manholes will need to be 
located.  If necessary, the City can assist with locating. 
-          Easement has not been shown on the applicant’s Subdivision Plat.  It is recommended that as a condition of 
approval the applicant be required be required to add the drainage easement to the Plat. 
 
5.      The grading plan needs to show the existing stormwater drainage system including drain manholes adjacent 
and on the applicant’s property.  Show all field inlets, rim elevation, pipe size and pipe invert elevations. 
-          Since structures are located on private property not owned by the applicant, please disregard this comment. 
 
6.      The applicant is indicating that an existing house on the property will be removed for this project.  Please be 
aware that Demolition and Seal Drain Permit is required.  No response required. 
 
7.      This Department has concerns regarding the wetland impacts and encroachment on the stream.  We would 
like to see the wetland delineation line shown on the post-construction site plan to more clearly define the area of 
impact.  A comparison of pre and post wetlands delineation is requested.  Please show the limits of temporary 
construction activity on the wetlands area. 
-          Comments by David Senus will nullifies this comment. 
 
8.      Note that DEP staff has indicated that this section of brook meets Class A standards, the State's highest water 
quality class.  No comment necessary. 
 
9.      All catchbasins capturing stormwater discharging into an urban impaired watershed, the applicant is requested 
to install four foot diameter catchbasins with three foot sumps. 
  
We have no further comments at this time. 
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From:  Jennifer Thompson 
To: Helen Donaldson 
Date:  6/5/2015 1:35 PM 
Subject:  Re: Fwd: Bishop Street Draft Plat plan 
 
Hi Nell - I've looked this over.  I'm wondering whether all utilities are reflected?  Do you know how they're proposing to handle 
trash.  If it will be handled privately, that will need to be made express in the notes?  Are the locations, dimensions and purposes 
of all easements (including utility easements) included? Does the wetland area require a state or federal permit of any kind?  All of 
these items are required to be on the plat under Section 14-496 of the Code.  Assuming they are accurately depicted, this looks 
o.k. to me for now (it will need to be dated and stamped etc. before final approval). 
  
  
>>> Helen Donaldson 6/1/2015 8:50 AM >>> 
Bill and Jen,  
  
This is a draft subdivision plat for a 30-unit Avesta project, all apartments, out on Bishop Street.  Could you take a look and let me 
know your comments when you have a chance? 
  
Thanks,  
Nell 
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COMMITMENT & INTEGRITY
DRIVE RESULTS

41 Hutchins Drive
Portland, Maine 04102
www.woodardcurran.com

T 800.426.4262
T 207.774.2112
F 207.774.6635

City of Portland (227552.71) 1 June 25, 2015
72 Bishop Street Efficiencies Peer Review Memo

MEMORANDUM

TO: Nell Donaldson, Planner
FROM: David Senus, P.E.
DATE: June 25, 2015
RE: 72 Bishop Street Efficiencies, Final Level III Site Plan Application

Woodard & Curran has reviewed the response to comments submittal for the Final Level III Site Plan
Application for the proposed efficiencies located at 72 Bishop Street in Portland, Maine. The project involves
the construction of 30 housing units with 12 parking spaces and associated site improvements.

Documents Reviewed by Woodard & Curran
 Response to Comments Letter and attachments, dated June 23, 2015, prepared by Mitchell &

Associates, on behalf of Avesta 72 Bishop Street, LP.
 Plans, Sheets L1.0-L8.0, REV June 22, 2015, prepared by Mitchell & Associates & Ransom

Engineering, on behalf of Avesta 72 Bishop Street, LP.
 Stormwater Management Report, dated June 19, 2015, prepared by Ransom Consulting on behalf

of Avesta 72 Bishop Street, LP.

Comments

1. All review comments contained in the Woodard & Curran Memorandum dated June 8, 2015 have been
adequately addressed.
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Planning and Urban Development Department 

Planning Division 
 

 

Subject:  B-2c Design Review – 72 Bishop  Street   

Written by:  Caitlin Cameron, Urban Designer      
Date of Review :   Monday, June 29, 2015 

    

On Monday, June 29, a design review was performed for 72 Bishop Street by Caitlin Cameron, 
Urban Designer, Nell Donaldson, Planner, within the Planning Division of the Department of 
Planning & Urban Development.  The project was reviewed against the Two-family, Special 
Needs Independent Living Units, Multiple-family, Lodging Houses, Bed and Breakfasts, and 
Emergency Shelters Standards (Section (i) of the Design Manual).   
 
Design Review Comments: 
 
Standard 1 – The surrounding context tends to be more commercial in use and character.  
Additionally, the neighboring residential context is most often single-family or other small-scale 
buildings.  Therefore, the multi-family, large-scale building proposed is not the same type of 
residential project and is therefore not able to have the same character.  The project uses a mix 
of building materials that, in combination with the fenestration, projections, and the varying 
forms and roof lines, provide positive visual interest as stipulated in the Standard.  
 
Standard 2 – A building in a B-2 zone should contribute to the street wall.  However, this 
property has an usual lot configuration and very little frontage.  As such, it is understandably 
difficult to build to the street.  The principal entry is relatively close to the street and provides 
good visibility.  A direct pedestrian path is provided from the sidewalk to the main entry. 
 
Standard 3 – The project provides a garden space and screening and landscaping elements as 
required by the Standard.  The outdoor seating area is screened from neighboring parking lots 
with a 6’ solid wood fence.  A 42” wood picket fence separates the wetland area from the 
seating area.  Consider providing additional landscaping/screening to the Northwest property 
line to buffer dwelling units from the neighboring parking lots. 
 
Standard 4 – Overall the project has a high level of fenestration to provide resident access to 
light and air.  Storage is provided. 
 
Standard 5 – Parking is well screened and positioned away from the street.   
 
Standard 6 – Not Applicable  
 

JMY
Typewritten Text
Att. 6



 
 
 

72 Bishop Street 

 
Site Plan and Subdivision Plan 

Application 
 

April 10, 2015 
 
 
 
 

APPLICANT: 
AVESTA 72 Bishop Street, L.P. 

307 Cumberland Avenue 
Portland, Maine 04101 

 
 

AGENT: 
MITCHELL & ASSOCIATES 

70 Center Street 
Portland, Maine 04101 



April 10, 2015 
 
 
Mr. Alexander Jaegerman,  
Director of the Portland Planning Division 
and Planning Board Members 
City of Portland 
389 Congress Street 
Portland, Maine 04101 
 
 
Re: Bishop Street Apartments 
 72 Bishop Street 

Site Plan and Subdivision Plan Review 
 
 
Dear Alex: 
 
On behalf of Avesta 72 Bishop Street, LP, we are pleased to submit the following 
Site Plan and Subdivision Application for the proposed “72 Bishop Street 
Efficiencies” located at 72-78 Bishop Street in Portland.  This submission has 
been prepared in compliance with requirements of the City of Portland Zoning, 
Site Plan and Subdivision Ordinance.  The project is intended to provide housing 
options and needed support services for the chronically homeless.  
 
 
The Site 
 
72 Bishop Street consists of a single family residence and a vacant lot. The 
combined property is a 52,383 square foot lot with 50 feet of frontage on Bishop 
Street.  The property has an 826 +/- square foot (footprint) residence with a 
small gravel driveway. The rear of the property is primary woodland growth with 
14,203 square feet of forested and shrub scrub wetland. Abutting properties 
include a single story, 3 unit professional office building, to the east at 68 Bishop 
Street and a Masonic Hall to the west. To the south is the University of New 
England athletic field. 
 
 
Project Description 
 
Avesta Housing proposes to develop the combined lots of 72 & 78 Bishop Street 
to create 30 efficiency units at 72 Bishop Street in Portland for chronically 
homeless individuals, using a “housing first” approach. As was the case at Logan 
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Mr. Alex Jaegerman 2 

Place and Florence House, Avesta’s two prior ‘housing first’ projects, Avesta 
anticipates partnering with Preble Street for the provision of 24-hour, on-site 
support services and Portland Housing Authority for project-based rental 
assistance. Bishop Street Apartments will provide housing and support services 
for those chronically homeless individuals who are currently most vulnerable due 
to their significant medical conditions.  
 
The proposed facility is in close proximity to employment opportunities, public 
transportation services, retail and amenities, yet beyond the high paced 
downtown urban environment.  Avesta’s vision for the property is to create a high 
quality housing resource for the neediest population within the City of Portland 
that combines the best features of affordable housing and quality design.  
 
During the zoning amendment process, the applicant and the Planning Board 
discussed the need to provide a public sidewalk along Bishop Street.  We have 
prepared a sidewalk plan that extends a new bituminous sidewalk, esplanade and 
granite curb, extending approximately 500 linear feet to meet the existing 
sidewalk near the intersection with Forest and Stevens Avenues. 
 

 
This submission includes the following information: 
 
1. Cover letter, dated April 10, 2015 
2. Site Plan and Subdivision Application & Checklist 
3. Application Fee: $1,500 (Per Sec 14-486 Affordable Housing Reduction) 
4. Submission Booklet of required documentation and exhibits 
5. One set of plans (24” x 36”) 
6. One set of plans (11"x17") 
 
We trust that the Planning Board will consider this a complete application for a 
workshop meeting.  If you desire any additional information, please do not 
hesitate to contact us.  We look forward to our meeting with the Board at its 
earliest convenience. 
 
Sincerely, 
Mitchell & Associates 

 
Robert Metcalf, Principal 
Maine Licensed Landscape Architect 
 
Enclosure 
 
 
cc. Brooks More, Avesta  
 Ben Walter, CWS Architect 



 
 
 

TABLE  OF  CONTENTS 
 
 

 
 
EXHIBIT 1  Development Review Application, Project Data and Checklist 
 
EXHIBIT 2  Right, Title or Interest 
 
EXHIBIT 3  Project Description, Project Data and Maps 
 
EXHIBIT 4 Abutting Property Owners 
 
EXHIBIT 5  Existing Soils Condition 
 
EXHIBIT 6  Public Utilities 
 
EXHIBIT 7  Technical Capability, Financial Capability and Letter of Authorization 
 
EXHIBIT 8  Compliance with Applicable Zoning 
 
EXHIBIT 9  Waiver Request 
 
EXHIBIT 10  Consistency with City’s Master Plan and Conformity with Design Standards 
 
EXHIBIT 11  Fire Department Checklist and HVAC Emissions Requirements 
 
EXHIBIT 12  Traffic and Parking Study 
 
EXHIBIT 13   Stormwater Management Plan 
 
EXHIBIT 14  Solid Waste Disposal and Snow Removal 
 
EXHIBIT 15  Light Fixtures  
 
EXHIBIT 16  Construction Management Plan (see Exhibit 9- Temporary Waiver) 
 
EXHIBIT       17         Natural Features 
 
 



Updated:  April 23, 2014 

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) 
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 

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
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Updated:  April 23, 2014 

PROJECT NAME:___________________________________________________________________ 

PROPOSED DEVELOPMENT ADDRESS:  

_________________________________________________________________________________ 

PROJECT DESCRIPTION: 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

CHART/BLOCK/LOT:  _______________________ PRELIMINARY PLAN __________ (date) 
FINAL PLAN  __________ (date) 

CONTACT INFORMATION:  
Applicant – must be owner, Lessee  or Buyer 

Name: 

Business Name, if applicable: 

Address: 

City/State :                                          Zip Code: 

Applicant Contact Information 

Work # 

Home# 

Cell # Fax# 

e-mail: 

Owner – (if different  from Applicant) 

Name: 

Address: 

City/State : Zip Code: 

Owner Contact Information 

Work # 

Home# 

Cell # Fax# 

e-mail: 

Agent/ Representative 

Name: 

Address: 

City/State : Zip Code: 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 

Name: 

Address: 

City/State : Zip Code: 

Billing Information 

Work # 

Cell # Fax# 

e-mail: 

72 Bishop Street

72 & 78 Bishop Street, Portland

Plan to develop 30 housing units with. 12 parking spaces

293-C-2 & 3

Avesta 72 Bishop, L.P., Brooks More

307 Cumberland Ave

Portland, ME 04101

207. 553 7780

bmore@avestahousing.org

Mitchell & Associates, Bob Metcalf

70 Center Street

Portland, ME 04101

207.774.4427

rmetcalf@mitchellassociates.biz

Avesta 72 Bishop , L.P.

307 Cumberland Ave

Portland, ME 04101

207.553.7780

bmore@avestahousing.org



Updated:  April 23, 2014 

Engineer 

Name: 

Address: 

City/State : Zip Code: 

Engineer Contact Information 

Work # 

Cell # Fax# 

e-mail: 

Surveyor 

Name: 

Address: 

City/State : Zip Code:

Surveyor Contact Information 

Work # 

Cell #      Fax# 

e-mail: 

Architect 

Name: 

Address: 

City/State : Zip Code:

Architect Contact Information 

Work # 

Cell # Fax# 

e-mail: 

Attorney 

Name: 

Address: 

City/State :    Zip Code:

Attorney Contact Information 

Work # 

Cell # Fax# 

e-mail: 

APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Credit Card, Cash or Check payable to the City of Portland.) 
Level III Development (check applicable reviews) 
_     Less than 50,000 sq. ft. ($500.00)
___ 50,000 - 100,000 sq. ft. ($1,000) 
___ 100,000 – 200,000 sq. ft. ($2,000) 
___ 200,000 – 300,000 sq. ft. ($3,000) 
___ over $300,00 sq. ft.  ($5,000) 
___ Parking lots over 11 spaces ($1,000) 
___ After-the-fact Review ($1,000.00 plus 
       applicable application fee) 

Plan Amendments (check applicable reviews) 
___ Planning Staff Review ($250) 
___ Planning Board Review ($500) 
_____________________________________ 
The City invoices separately for the following: 

• Notices ($.75 each)
• Legal Ad (% of total Ad)
• Planning Review ($40.00 hour)
• Legal Review ($75.00 hour)

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  

Other Reviews (check applicable reviews) 

___ Traffic Movement ($1,000)   
___ Stormwater Quality ($250)    
___ Subdivisions ($500 + $25/lot) 

__       # of Lots _ x $25/lot = 
___ Site Location ($3,000, except for 
       residential projects which shall be 
       $200/lot) 
       # of Lots ___ x $200/lot = ______ 
___ Other _____________________
___ Change of Use 
___ Flood Plain 
___ Shoreland 
___ Design Review 
___ Housing Replacement 
___ Historic Preservation 

Ransom Consulting Engineers, 
Stephen Bradstreet, PE

400 Commercial Street

Portland, ME 04101

207.772.2891

stephen.bradstreet@ransomenv.com

Owen Haskell Surveyors, Inc.

390 U.S. Rt 1,Unit 10

Falmouth, ME 04105

207.774.4424

www.owenhaskell.com

CWS Architects, Ben Walter
434 Cumberland Avenue

Portland, ME 04101

207.774.4441

bwalter@cwsarch.com

Cito Selinger, Curtis Thaxter

1 Canal Plaza Suite 1000
Portland, ME 04101

207.774.9000

mselinger@curtisthaxter.com

x
x

30 750

X



Updated:  April 23, 2014 

APPLICATION SUBMISSION: 
1. All site plans and written application materials must be submitted electronically on a CD or thumb drive

with each plan submitted as separate files, with individual file which can be found on the Electronic Plan 
and Document Submittal page of the City’s website at  
http://me-portland.civicplus.com/764/Electronic-Plan-and-Document-Submittal  

2. In addition, one (1) paper set of the plans (full size), one (1) paper set of plans (11 x 17), paper copy of
written materials, and the application fee must be submitted to the Building Inspections Office to
start the review process.

The application must be complete, including but not limited to the contact information, project data, 
application checklists, wastewater capacity, plan for fire department review, and applicant signature. The 
submissions shall include one (1) paper packet with folded plans containing the following materials:  

1. One (1) full size site plans that must be folded.
2. One (1) copy of all written materials or as follows, unless otherwise noted:

a. Application form that is completed and signed.
b. Cover letter stating the nature of the project.
c. All Written Submittals (Sec. 14-525 2. (c), including evidence of right, title and interest.

3. A stamped standard boundary survey prepared by a registered land surveyor at a scale not less than one inch to 50
feet.

4. Plans and maps based upon the boundary survey and containing the information found in the attached sample
plan checklist.

5. One (1) set of plans reduced to 11 x 17.

Please refer to the application checklist (attached) for a detailed list of submission requirements. 

APPLICANT SIGNATURE: 

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 II 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: 

April 10, 2015

http://me-portland.civicplus.com/764/Electronic-Plan-and-Document-Submittal


Updated:  April 23, 2014 

PROJECT DATA 

The following information is required where applicable, in order to complete the application. 

Total Area of Site   sq. ft. 
Proposed Total 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 Area 
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 Project 

52,383

7,804
826 

1,600
21,374

B-2c

Residential
Multi-family Low Income Residential

1 Single family residence
30 units

1
30 units

30 efficiency units

2
10

0

2

$5,586,058

12

28,446

18,686
1,340
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RIGHT, TITLE OR INTEREST 
 
 
 

Please see attached Quitclaim Deed recorded in the Cumberland County Registry 
of Deeds, Book 31827, Page 271. 
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PROJECT DESCRIPTION 
 
 

 
Housing Objective of the Project 
 
Avesta Housing proposes to develop the combined lots of 72 & 78 Bishop Street 
to create 30 efficiency units at 72 Bishop Street in Portland for chronically 
homeless individuals, using a “housing first” approach. As was the case at Logan 
Place and Florence House, Avesta’s two prior ‘housing first’ projects, Avesta 
anticipates partnering with Preble Street for the provision of 24-hour, on-site 
support services and Portland Housing Authority for project-based rental 
assistance. In addition to the 30 apartments, the property will include common 
space for residents as well as office space for Avesta and Preble Street staff.   
Bishop Street Apartments will provide housing and support services for those 
chronically homeless individuals who are currently most vulnerable due to their 
significant medical conditions. The project will likely include a partnership with a 
health care provider, to both address specific health concerns and ensure that 
residents have access to the health and/or personal care services that medically 
compromised individuals typically benefit from in their homes. 
 
The proposed facility is in close proximity to employment opportunities, public 
transportation services, retail and amenities, yet beyond the high paced 
downtown urban environment.  Avesta’s vision for the property is to create a high 
quality housing resource for the neediest population within the City of Portland 
that combines the best features of affordable housing and quality design.  
 
The Site 
 
72-78 Bishop Street consists of a 
single family residence with 50 feet of 
frontage on Bishop Street. The 
(combined) lot is 52,383 square feet. 
Abutting properties include a single 
story 3 unit professional office 
building to the east at 68 Bishop Street 
and a Masonic Hall to the west. The 
property was recently re-zoned as B2c 
(Business Community). The lot slopes 
gently to the southwest and has 
forested/ scrub-shrub wetlands within the southeast portion of the lot. 
 
Building Program 
 
Avesta proposes to demolish the existing single family residence and construct a 
3 story apartment building. The main entrance vestibule and reception will be 
accessed from the first floor as well as building services including community 
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rooms and offices. Six efficiency units will be located on the first level along with 
laundry, staff rooms and mechanical and electrical facilities. The remaining 24 
efficiency units will be located on the upper second and third levels. The complex 
will contain 30 total efficiency units. The gross square footage of the proposed 
building is 21,374 square feet with a 7,804 square foot building footprint. 
 
A driveway with access off of Bishop Street will accommodate a 12 space surface 
parking lot. A small outdoor recreation space will be located on the south side of 
the building and a landscaped seating area will be located on the northeast side of 
the building near the main entrance.  
 
 
Stormwater Management 
 
The current site is a single family residence with 2 percent of the lot impervious. 
The proposed building cover and site improvements will cover approximately 40 
percent of the property. The project is within the Capisic Brook Watershed and 
shall adhere to the Urban Impaired Stream Standard for development.  
Stormwater runoff generated by the site will be treated in an underground 
treatment system below the parking lot.  The majority of runoff will be from the 
paved driveway and will be designed to flow into the treatment system prior to 
being discharged. More detail on the stormwater system can be found in the 
included stormwater management plan. 
 
 



PROJECT  DATA 
 
 
 
Applicant  Avesta 72 Bishop Street, LP  
 c/o AVESTA Housing 
 307 Cumberland Avenue 
 Portland, Maine  04101 
 
 
Owner  Avesta 72 Bishop Street, LP 
 c/o AVESTA Housing 
 307 Cumberland Avenue 
 Portland, Maine  04101 
 
 
Existing Zone B2c –Business Community Zone 
  
 
 
Tax Map & Lot Number Map 293, Block C, Lots 2 & 3 
 
 
Land Area 52,383 SF, or 1.20 Acres  
  
 
Existing Land Use Single Family Residence &  
 Undeveloped Area 
 
 
Proposed Land Use 30 unit SRO Housing for Homeless 
 
 
Water 12 inch main in Bishop Street  
  
 
Sanitary Sewer 8 inch main in Bishop Street 
  
 
Storm Drainage 18 in storm drain in Bishop Street 
  



 
Natural Gas 8 inch line in Bishop Street 
  
 
Electric  Overhead Service on Bishop                            

Street.  
 

 
Telephone & Cable TV Overhead services on Bishop 

Street. 
   
   To be extended underground 
 
   
 
 
 



72 Bishop St
Tax & Zoning Map

Copyright 2011 Esri. All rights reserved. Tue Mar 31 2015 11:39:29 AM.

293/C/ 002

293/C/003
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ABUTTING  PROPERTY  OWNERS 
 
 
 
Map 293, Block C, Lot 1 
Deering Lodge Building Corp. 
651 Forest Avenue 
Portland, ME 04101 
 
 
Map 293, Block C, Lot 5 
University of New England 
11 Beach Road 
Biddeford, ME 04005 
 
 
Map 293, Block C, Lot 4 
Bishop Street L.L.C. 
70 Bishop Street 
Portland, ME 04103 
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EXISTING  SOIL  CONDITIONS 
 
 
 

Soils on the site are representative of the urban environment. 
 
The following tests results are included in our submission: 
 

• Test borings by S.W.Cole performed on site in February 2015 revealed fill 
material, relic topsoil and glaciomarine deposits including silty clay.  Refer 
to the attached geotechnical report prepared March 11, 2015. 
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PREPARED FOR: 
Avesta Housing 
Attn: Gregory Payne 
Director of Real Estate Development 
307 Cumberland Avenue 
Portland, ME 04101 
 
 
PREPARED BY: 
S. W. Cole Engineering, Inc. 
286 Portland Road 
Gray, ME 04039 
T: (207) 657-2866 

March 11, 2015 
14-0696 S 

R E P O R T 

Geotechnical Engineering Services 
Proposed Apartment Building 
72 Bishop Street 
Portland, Maine 
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Avesta Housing 
Attn: Gregory Payne 
Director of Real Estate Development 
307 Cumberland Avenue 
Portland, ME 04101 
 
 
Subject: Explorations and Geotechnical Engineering Services 

Proposed Apartment Building 
72 Bishop Street 
Portland, Maine 

 
Dear Greg: 
 
In accordance with our Agreement, dated January 21, 2015, we have completed 
subsurface explorations for the subject project.  This report summarizes our findings 
and geotechnical recommendations and its contents are subject to the limitations set 
forth in Attachment A.   
 
1.0 INTRODUCTION 
 
1.1 Scope and Purpose 
The purpose of our services was to obtain subsurface information in order to develop 
geotechnical recommendations relative to foundations, earthwork and pavement 
associated with the proposed construction.  Our scope of services included five test 
boring explorations, a geotechnical analysis of the subsurface findings and preparation 
of this report.   
 
1.2 Site and Proposed Construction 
The site is located at 72 Bishop Street in Portland, Maine.  We understand development 
plans call for construction of a three-story, 30-unit apartment building with a footprint of 
7,097 square-feet.  Based on the “Concept Site Plan” prepared by Mitchell & Associates 
(landscape architects), we understand the proposed site generally slopes to the south 
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with about 3 feet of surface relief ranging from about elevation 96 to 99 feet within the 
proposed building footprint.   
 
We anticipate the building will be wood framed with spread footing foundations and on-
grade floor slabs.  We understand preliminary column loads of 20 to 60 kips and wall 
loads of 2.5 to 3.5 kips/foot are anticipated for the proposed three-story structure.  A 
new access road off Bishop Street and paved parking is planned on the south side of 
the proposed building.  Detailed site grading information is not available at this time. 
 
Proposed and existing site features are shown on the “Exploration Location Plan” 
attached as Sheet 1.   
 
2.0 EXPLORATION AND TESTING 
 
2.1 Explorations 
Five test borings (B-1 through B-5) were made at the site on February 23, 2015 by       
S. W. Cole Explorations, LLC.  The exploration locations were selected and established 
in the field by S. W. Cole Engineering, Inc. (S.W.COLE) using a mapping grade GPS 
receiver and taped measurements from existing site features.  The approximate 
exploration locations are shown on the “Exploration Location Plan” attached as Sheet 1.  
Logs of the test borings are attached as Sheets 2 through 6.  A key to the notes and 
symbols used on the logs is attached as Sheet 7. 
 
2.2 Testing 
The test borings were drilled using hollow-stem auger drilling techniques.  The soils 
were sampled at 2 to 5 foot intervals using a split spoon sampler and Standard 
Penetration Testing (SPT) techniques.  Pocket Penetrometer Testing (PPT) was 
performed where stiffer silty clay soils were encountered.  SPT blow counts and PPT 
results are shown on the logs.   
 
Soil samples obtained from the explorations were returned to our laboratory for further 
classification and testing.  The results of one grain-size test on a combined sample of 
the existing fill soils from borings B-2, B-3 and B-5 is attached as Sheet 8. 
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3.0 SITE AND SUBSURFACE CONDITIONS 
 
3.1 Surficial 
The site is an irregular shaped lot at 72 Bishop Street in Portland, Maine with an existing 
residential structure in the northeast corner of the site.  The northern and central portions 
of the site are generally flat and slope gently downward from northwest to southeast.  The 
southern and western edges of the site drop about 6 feet to a wetland area.  The site is 
generally open lawn area with lightly wooded areas on the western and southern edges.   
 
3.2 Soil and Bedrock 
Underlying a surficial layer of topsoil, test borings B-1 through B-5 encountered a soils 
profile generally consisting of loose to medium dense granular fill overlying a relic topsoil 
layer overlying glaciomarine deposits of silt, clay and sand overlying refusal surfaces 
(probable bedrock) at depths of 6.6 to 24.2 feet.   
 
In borings B-1, B-2, B-3 and B-5 (proposed building footprint), the glaciomarine deposits 
generally consisted of stiff to very stiff silty clay with sandy silt seams becoming silty sand 
with silty clay layers.  At boring B-4 (proposed pavement area), the stiffer silty clay was 
followed by a relatively thin layer of softer, compressible silty clay between a depth interval 
of approximately 13 to 19 feet overlying glacial outwash sands and gravel.   
 
Not all the strata were encountered at each exploration; refer to the attached logs for more 
detailed subsurface information. 
 
3.3 Groundwater 
The soils encountered at the test borings generally were moist to wet from the ground 
surface.  Saturated soils were encountered at depths varying from 4 to 8 feet.  
Groundwater was encountered at borings B-2 and B-5 at depths of about 6 and 4.5 feet.  
Groundwater likely becomes perched on the relatively impervious silty clay and bedrock 
encountered at the test borings.  Long term groundwater information is not available.  It 
should be anticipated that seasonal groundwater levels will fluctuate, particularly following 
during periods of snowmelt and precipitation. 
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3.4 Frost and Seismic 
The 100-year Air Freezing Index for the Portland, Maine area is about 1,410-Fahrenheit 
degree-days, which corresponds to a frost penetration depth on the order of 4.5 feet.  
Based on the subsurface findings, we interpret the site soils to correspond to Seismic Soil 
Site Class D according to 2009 IBC. 
 
4.0 EVALUATION AND RECOMMENDATIONS 
 
4.1 General Findings 
Based on the subsurface findings, the proposed construction appears feasible from a 
geotechnical standpoint.  The principle geotechnical considerations are as follows: 
 

• The proposed building footprint is underlain by uncontrolled fills and relic topsoil.  
We recommend complete removal of the uncontrolled fills and relic topsoil to 
exposed undisturbed non-organic native soils and then backfilling the building pad 
with compacted Granular Borrow up to the bottom of slab base gravel.   
 

• Portions of the proposed site are also occupied by existing structures.  We 
recommend complete removal of existing foundations and utilities and backfilling 
with compacted Granular Borrow.   

 
• Spread footing foundations and on-grade floor slabs bearing on properly prepared 

subgrades, as recommended herein, appear suitable for the proposed building.  
Perimeter footings should be underlain with at least 6 inches of Crushed Stone 
wrapped in geotextile fabric with a perimeter foundation drain on the outside edge 
of crushed stone mat.  Interior footings are anticipated to be founded on compacted 
Granular Borrow.  On-grade floor slabs should bear on at least 12-inches of 
compacted Structural Fill underlain by properly prepared subgrades. 
 

• Uncontrolled fills and relic topsoil are problematic for support of pavements and 
utilities.  We recommend removal and replacement of uncontrolled fills to at least 1 
foot below pavement subbase gravels.  We recommend the complete removal of 
fills and relic topsoil below gravity utilities.   
 

4 
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• The site soils are sensitive to moisture and frost.  Earthwork and grading activities 
should occur during drier Spring, Summer and Fall seasons.  Rubber tired 
construction equipment should not operate directly on the native silt and clays.   

 
• Imported Granular Borrow, Structural Fill, and Crushed Stone are recommended for 

fill and backfill.  The existing fills and native non-organic soils are unsuitable for 
reuse below building areas, but may be suitable for reuse as fills to raise paved and 
landscape areas.   

 
4.2 Site and Subgrade Preparation 
We recommend site preparation begin with the construction of an erosion control system 
to protect adjacent drainage ways and areas outside the construction limits.  Surficial 
organics, uncontrolled fills, relic topsoil, and foundations should be completely removed 
from areas of proposed fill and construction.  As much vegetation as possible should 
remain outside the construction areas to lessen the potential for erosion. 
 
Building Pad and Footings:  As discussed, the site has been previously developed with 
uncontrolled fills overlying relic topsoil encountered to depths of about 4 to 7 feet.  The 
uncontrolled fills and relic topsoil must be completely removed from beneath the proposed 
buildings.  The extent of removal should extend 1 foot laterally outward from outside edge 
of perimeter footings for every 1-foot of excavation depth (1H:1V bearing splay).  The 
overexcavated area should be backfilled with compacted Granular Borrow up to the 
bottom of slab base gravel.  General details of uncontrolled fill removal and Granular 
Borrow backfill are attached as Sheet 9. 
 
In general, native subgrades for the proposed building will consist of stiff to very stiff silty 
clay with areas of shallow bedrock.  We recommend that excavation to subgrades be 
completed with a smooth-edged bucket to lessen disturbance of subgrade soils.  If 
bedrock is encountered, we recommend removal to 6 inches below footing subgrade.   
 
We recommend that perimeter foundations be underlain with 6 inches of Crushed Stone 
wrapped in geotextile fabric, such as Mirafi 180N or approved equivalent, overlying 
compacted Granular Borrow, stable native non-organic soils or bedrock.  We anticipate 
that interior footings will be founded on compacted Granular Borrow.   
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Paved Areas and Utilities:  Uncontrolled fills encountered beneath proposed paved areas 
should be removed to a depth of at least 1 foot below pavement gravels and then proof-
rolled and densified with a 10-ton vibratory roller compactor.  Areas that become soft or 
continue to yield after densification should be removed and replaced with compacted 
Structural Fill.   
 
The uncontrolled fills and relic topsoil must be completely removed from beneath gravity 
utilities.  The overexcavated area should be backfilled with compacted Granular Borrow up 
to the bottom of customary bedding materials. 
 
Segmental Retaining Wall:  Uncontrolled fills and relic topsoil must be completely removed 
from beneath the wall facing blocks.  The extent of removal should extend 1 foot laterally 
outward from inner and outside edge of the facing block for every 1-foot of excavation 
depth (1H:1V bearing splay).  The overexcavated area should be backfilled with 
compacted Granular Borrow to within 1 foot of the bottom of wall.   
 
4.3 Excavation, Blasting and Dewatering 
Excavation work will generally encounter uncontrolled fill, relic topsoil, native silty clay and 
bedrock.  Care must be exercised during construction to limit disturbance of the native 
bearing soils.  Earthwork and grading activities should occur during drier Spring, Summer 
and Fall seasons.  Rubber tired construction equipment should not operate directly on the 
native silt and clays.  Low ground pressure tracked equipment will be needed and 
temporary haul roads overlying geotextile fabric may be necessary.  Final cuts to subgrade 
should be performed with a smooth-edged bucket to help minimize soil disturbance.   
 
Based on the subsurface findings, we anticipate bedrock removal may be necessary, 
particularly in the vicinity of boring B-1 where bedrock was encountered at depths of 4 
to 7 feet below the ground surface.  Bedrock may be removed by hoe-ramming or 
blasting.  If blasting is necessary, we recommend that a licensed drilling and blasting 
contractor be engaged to provide rock removal and pre-blast surveys should be 
completed on surrounding structures and infrastructure prior to commencing blasting 
activities.  Vibrations due to blasting should be monitored during construction. 
 
Sumping and pumping dewatering techniques should be adequate to control groundwater 
in excavations.  Controlling the water levels to at least one foot below planned excavation 

6 



14-0696 
March 11 2015 

 
 
 

depths will help stabilize subgrades during construction.  Excavations must be properly 
shored or sloped in accordance with OSHA regulations to prevent sloughing and caving of 
the sidewalls during construction.  The design and planning of excavations, excavation 
support and dewatering is the responsibility of the contractor. 
 
4.4 Foundations 
We recommend the proposed building be supported on spread footings.  Perimeter spread 
footings should be founded on at least 6 inches of Crushed Stone wrapped in non-woven 
geotextile fabric, such as Mirafi 180N, bearing on compacted Granular Borrow, stiff silty 
clay or bedrock.  Blasted bedrock surfaces should be cleaned of loose blast rock and 
backfilled with compacted crushed stone.  Interior spread footings are anticipated to be 
founded on compacted Granular Borrow underlain by stable native soils.   
 
For foundations bearing on properly prepared subgrades, we recommend the following 
geotechnical parameters for design consideration: 
 

Geotechnical Parameters for Spread Footings and Foundation Walls 
Design Frost Depth 4.5 feet 
Net Allowable Soil Bearing Pressure 3.0 ksf or less 
Base Friction Factor 0.35 
Total Unit Weight of Backfill (compacted Structural Fill) 130 pcf 
Internal Friction Angle of Backfill (compacted Structural Fill) 30° 
At-Rest Lateral Earth Pressure Coefficient 0.5 
Active Lateral Earth Pressure Coefficient 0.3 
Total Post-Construction Settlement 1 inch or less 
Differential Post-Construction Settlement ½ inch or less 

 
Based on the subsurface findings, we interpret the site soils to correspond to Seismic 
Soil Site Class D according to IBC 2009/ASCE 7.  We recommend the following seismic 
design parameters for the 2,500-year design earthquake: 
 

RECOMMENDED SEISMIC DESIGN PARAMETERS (2,500-year Design Earthquake) 
Peak Ground Acceleration 

(PGA) 
0.2-second Spectral Acceleration 

(Ss) 
1-second Spectral Acceleration 

(S1) 
0.173 g 0.319 g 0.078 g 

NOTE: Seismic design parameters from USGS accessed March 10, 2015 (http://geohazards.usgs.gov/deaggint/2002). 
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Liquefiable soils typically consist of loose, fine sands and non-plastic silts below the 
groundwater table.  Based on the subsurface findings, it is our opinion the soils at the 
site are not susceptible to liquefaction during a seismic event and therefore the risk of 
lateral spread and seismic induced settlement are negligible. 
 
4.5 Foundation Drainage 
We recommend a foundation underdrain pipe be installed within the 6-inch layer of 
Crushed Stone wrapped in geotextile filter fabric recommended below perimeter footings.  
The underdrain pipe should consist of a 4-inch diameter, perforated SDR-35 foundation 
drain pipe bedded in Crushed Stone surrounded with non-woven geotextile fabric.  The 
underdrain pipe must be connected to a positive gravity outlet protected from freezing, 
clogging and backflow.  Surface grades should be sloped away from the building for 
positive surface water drainage.  General underdrain details are shown on Sheet 9.   
 
4.6 Slab-On-Grade 
On-grade floor slabs in heated areas may be designed using a subgrade reaction 
modulus of 100 pci (pounds per cubic inch) provided the slab is underlain by at least 12-
inches of compacted Structural Fill overlying properly prepared subgrades.  The 
structural engineer or concrete consultant must design steel reinforcing and joint 
spacing appropriate to slab thickness and function.   
 
We recommend a sub-slab vapor retarder particularly in areas of the building where the 
concrete slab will be covered with an impermeable surface treatment or floor covering 
that may be sensitive to moisture vapors.  The vapor retarder must have a permeance 
that is less than the floor cover or surface treatment that is applied to the slab.  The 
vapor retarder must have sufficient durability to withstand direct contact with the sub-
slab base material and construction activity.  The vapor retarder material should be 
placed according to the manufacturer’s recommended method, including the taping and 
lapping of all joints and wall connections. The architect and/or flooring consultant should 
select the vapor retarder products compatible with flooring and adhesive materials. 
 
The floor slab should be appropriately cured using moisture retention methods after 
casting.  Typical floor slab curing methods should be used for at least 7 days.  The 
architect or flooring consultant should assign curing methods consistent with current 
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applicable American Concrete Institute (ACI) procedures with consideration of curing 
method compatibility to proposed surface treatments, flooring and adhesive materials. 
 
4.7 Entrance Slabs and Sidewalks 
Entrance slabs and sidewalks adjacent to the building must be designed to reduce the 
effects of differential frost action between adjacent pavement, doorways, and entrances.  
We recommend that non-frost susceptible Structural Fill be provided to a depth of at 
least 4.5 feet (2.5 feet over bedrock) below the top of entrance slabs.  This thickness of 
Structural Fill should extend the full width of the entrance slab and outward at least 4.5 
feet, thereafter transitioning up to the bottom of the adjacent sidewalk or pavement 
gravels at a 3H:1V or flatter slope.  General details of this frost transition zone are 
attached as Sheet 9. 
 
4.8 Segmental Retaining Wall 
We anticipate an exterior segmental retaining wall (SRW), such as Redi-Scape, will be 
needed on the southerly edge of the proposed paved area to retain up to 8 feet of soil.  
We recommend the facing blocks be founded on a minimum 12-inch thick leveling 
course of compacted Crushed Stone overlying undisturbed stiff silty clay or compacted 
Granular Borrow overlying native undisturbed stiff silty clay.  We anticipate it will be 
necessary remove and replace uncontrolled fills and relic topsoil below the wall.   
 
Based on the site soils and our understanding of the proposed construction, we provide 
the following soil parameters for use by a wall design engineer in their design of the 
segmental retaining wall:  
 

Geotechnical Parameters of Segmental Block Retaining Wall 
Wall Segment Friction Angle Cohesion Unit Weight 

Retained Backfill (Granular Borrow) 30 degrees 0 psf 125 pcf 
Retained Backfill (Crushed Stone) 34 degrees 0 psf 100 pcf 
Foundation (Brown Silty Clay) 0 degrees 1,500 psf 120 pcf 
Foundation (Granular Borrow) 30 degrees 0 psf 125 pcf 
Net Allowable Bearing Capacity 2 ksf (properly prepared subgrade) 
Anticipated Settlement up to 1 inch (during construction) 

up to 1 inch (post-construction) 
Seismic Soil Site Class D (IBC 2009) 
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Design of the retaining wall and evaluation of base sliding, overturning and internal 
stability of the wall are the responsibility of the wall design engineer.  The wall designer 
must account for construction surcharge loads and future live load conditions.  
S.W.COLE is available to provide SRW design.   
 
S.W.COLE should be retained to perform a global stability analysis of the SRW and to 
review the SRW submittal if designed by others.   
 
4.9 Backfill and Compaction 
The native soils and existing fills are unsuitable for reuse in building areas, but may be 
suitable as Common Borrow for compacted fill in paved and landscape areas.  We 
recommend the following fill and backfill materials: 
 
Common Borrow:  Fill to raise grades in paved and landscape areas should be non-
organic, mineral soils meeting the requirements of MaineDOT 703.18 Common Borrow. 
 
Granular Borrow:  Fill to raise grades in building areas and backfill of excavations from 
removal of existing foundations and utilities should be sand or silty sand meeting the 
requirements for MaineDOT 703.19 Granular Borrow.  A 1-foot lift of Granular Borrow is 
also recommended below pavement subbase gravel.   
 
Structural Fill:  Fill to repair soft areas, backfill for foundations, slab base material and 
material below exterior entrances and sidewalks should be clean, non-frost susceptible 
sand and gravel meeting the gradation requirements for Structural Fill as given below: 
 

Structural Fill 
Sieve Size Percent Finer by Weight 

4 inch 100 
3 inch 90 to 100 
¼ inch 25 to 90 

#40 0 to 30 
#200 0 to 5 

 
Crushed Stone:  Crushed Stone, used beneath perimeter foundations and for 
underdrain aggregate, should meet the gradation requirements of ASTM No. 57 Stone.  
A nominally sized ¾-inch washed crushed stone usually meets this requirement.   
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Placement and Compaction:  Fill should be placed in horizontal lifts and compacted 
such that the desired density is achieved throughout the lift thickness with 3 to 5 passes 
of the compaction equipment.  Loose lift thicknesses for grading, fill and backfill 
activities should not exceed 12 inches.  We recommend that fill and backfill in building 
and paved areas be compacted to at least 95 percent of its maximum dry density as 
determined by ASTM D-1557.  Crushed Stone should be compacted with 3 to 5 passes 
of a vibratory plate compactor having a static weight of at least 500 pounds. 
 
4.10 Paved Areas 
We anticipate paved areas will be subjected primarily to passenger and light delivery 
truck traffic.  Considering the site soils and proposed usage, we offer the following 
pavement section for consideration.  Materials are based on Maine Department of 
Transportation Standard Specifications.   
 

Asphalt Pavement Section 
Material Thickness (inches) 

9.5 mm Hot Mix Asphalt (50 Gyration Design) 1 ¼  
19.0 mm Hot Mix Asphalt (50 Gyration Design) 2 ¼  

MaineDOT 703.06 Type A, Crushed Aggregate Base 3 
MaineDOT 703.06 Type D, Crushed Aggregate Subbase 15 
MaineDOT 703.19 Granular Borrow, Granular Subbase 12 

 
Pavement subgrades should be densified with 3 to 5 passes of a vibratory roller.  The 
base and subbase materials should be compacted to at least 95 percent of their 
maximum dry density as determined by ASTM D-1557.  Hot mix asphalt pavement 
should be compacted to 92 to 97 percent of its theoretical maximum density as 
determined by ASTM D-2041.  A tack coat should be used between successive lifts of 
bituminous pavement.   
 
It should be understood that frost penetration can be on the order of 4.5 feet in the 
project area.  In the absence of full depth excavation of frost susceptible soils and 
subsequent replacement with non-frost susceptible compacted fill, frost penetration into 
the subgrade will occur and some heaving and distress of pavement must be 
anticipated. 
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4.11 Weather Considerations 
Earthwork and foundation construction should be completed during non-freezing Spring, 
Summer and Fall weather.  The site soils may require drying before construction activities 
may occur and the contractor should anticipate the need for water to temper fills in order to 
facilitate compaction during dry weather.   
 
If construction takes place during cold weather, subgrades, foundations and floor slabs 
must be protected during freezing conditions.  Concrete and fill must not be placed on 
frozen soil; and once placed, the concrete and soil beneath the structure must be 
protected from freezing. 
 
4.12 Design Review and Construction Testing 
S.W.COLE should be retained to review the construction documents to determine that our 
foundation, earthwork and pavement recommendations have been properly interpreted 
and implemented.   
 
A soils and concrete testing program should be implemented during construction to 
observe compliance with the design concepts, plans, and specifications.  S.W.COLE is 
available to provide geotechnical observations during earthwork, provide subgrade 
observations for foundations and pavements as well as provide and testing and special 
inspection services for soils, concrete, asphalt, steel and spray-applied fireproofing 
construction materials. 
 
5.0 CLOSURE 
It has been a pleasure to be of assistance to you with this phase of your project.  We 
look forward to working with you during the construction phase of the project.   
 
Sincerely, 
 
S. W. Cole Engineering, Inc. 
 
 
 
 
Timothy J. Boyce, P.E. 
Senior Geotechnical Engineer 
 
MAS:tjb 
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Attachment A 

Limitations 
 
This report has been prepared for the exclusive use of Avesta Housing for specific 
application to the Proposed Apartment Building at 72 Bishop Street in Portland, Maine.  
S. W. Cole Engineering, Inc. (S.W.COLE) has endeavored to conduct our services in 
accordance with generally accepted soil and foundation engineering practices.  No 
warranty, expressed or implied, is made. 
 
The soil profiles described in the report are intended to convey general trends in 
subsurface conditions.  The boundaries between strata are approximate and are based 
upon interpretation of exploration data and samples. 
 
The analyses performed during this investigation and recommendations presented in 
this report are based in part upon the data obtained from subsurface explorations made 
at the site.  Variations in subsurface conditions may occur between explorations and 
may not become evident until construction.  If variations in subsurface conditions 
become evident after submission of this report, it will be necessary to evaluate their 
nature and to review the recommendations of this report. 
 
Observations have been made during exploration work to assess site groundwater 
levels.  Fluctuations in water levels will occur due to variations in rainfall, temperature, 
and other factors. 
 
S.W.COLE’s scope of services has not included the investigation, detection, or prevention 
of any Biological Pollutants at the project site or in any existing or proposed structure at the 
site.  The term “Biological Pollutants” includes, but is not limited to, molds, fungi, spores, 
bacteria, and viruses, and the byproducts of any such biological organisms. 
 
Recommendations contained in this report are based substantially upon information 
provided by others regarding the proposed project.  In the event that any changes are 
made in the design, nature, or location of the proposed project, S.W.COLE should 
review such changes as they relate to analyses associated with this report.  
Recommendations contained in this report shall not be considered valid unless the 
changes are reviewed by S.W.COLE. 

 



AVESTA HOUSING
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BORING NO.:

SHEET:

PROJECT NO.:

PROJECT: PROPOSED APARTMENT BUILDING DATE START:
CLIENT: AVESTA HOUSING-MAINE AFFORDABLE HOUSING COLLABORATION DATE FINISH:
LOCATION: 72 & 78 BISHOP STREET, PORTLAND, MAINE
DRILLING CO. : S.W.COLE EXPLORATIONS, LLC. DRILLER: BOB MARCOUX

S.W.COLE REP:
CASING:
SAMPLER:
CORE BARREL:

CASING 
BLOWS

PER 
FOOT NO. PEN. REC.

DEPTH 
@ BOT 0-6 6-12 12-18 18-24

 0.6' TOPSOIL OVER BROWN FINE SANDY SILT WITH ROOTLETS
 1D 24" 12" 2.0' 4 7 13 15 BROWN GRAVELLY SAND, SOME SILT (FILL)
 
 
 2D 2" 0" 4.2' 50/2" <<REFUSAL AT 4.2'; BORING OFFSET 5' WEST>>
  
 6.6'
 
 REFUSAL AT 6.6'
 PROBABLE BEDROCK
 
 ±6"OF FROST
 
 
 
 
 

 
 
 
 
 
 
 
 
 
  
 
 
 
 
  
 
  
 
 
 
 

SAMPLES: SOIL CLASSIFIED BY: REMARKS:
D = SPLIT SPOON
C = 2" SHELBY TUBE     DRILLER - VISUALLY STRATIFICATION LINES REPRESENT THE
S = 3" SHELBY TUBE X     SOIL TECH. - VISUALLY APPROXIMATE BOUNDARY BETWEEN SOIL TYPES
U = 3.5" SHELBY TUBE     LABORATORY TEST AND THE TRANSITION MAY BE GRADUAL.

B-1
1 OF 1

SS

BORING LOG

M. ST. PIERRE

ELEVATION:

TYPE SIZE I.D. HAMMER WT.

98' +/-

WATER LEVEL INFORMATION
NO FREE WATER OBSERVED

14-0696

2/23/2015
2/23/2015

DEPTH

HSA
140 LBS

HAMMER FALL

BORING NO.: B-1

30"

STRATA & TEST DATA
SAMPLE SAMPLER BLOWS PER 6"

2 1/4"
1 3/8"

2



BORING NO.:

SHEET:

PROJECT NO.:

PROJECT: PROPOSED APARTMENT BUILDING DATE START:
CLIENT: AVESTA HOUSING-MAINE AFFORDABLE HOUSING COLLABORATION DATE FINISH:
LOCATION: 72 & 78 BISHOP STREET, PORTLAND, MAINE
DRILLING CO. : S.W.COLE EXPLORATIONS, LLC. DRILLER: BOB MARCOUX

S.W.COLE REP:
CASING:
SAMPLER:
CORE BARREL:

CASING 
BLOWS

PER 
FOOT NO. PEN. REC.

DEPTH 
@ BOT 0-6 6-12 12-18 18-24

 BROWN SAND AND GRAVEL, SOME SILT OCCASIONAL COBBLES (FILL)
 1D 14" 14" 1.2' 36 72 50/2" <<BLOW COUNT OVERSTATED DUE TO FROST>>
 3.5'
 4.0' DARK BROWN ORGANIC FINE SANDY SILT (RELIC TOPSOIL)
 BROWN SILTY CLAY WITH FREQUENT FINE SANDY SILT SEAMS
  2D 24" 10" 6.0' 3 4 5 6 ~STIFF~ qp = 3.5 - 4 ksf
 
 
 …BECOMING
 BROWN SILTY FINE TO MEDIUM SAND WITH OCCASIONAL SILTY CLAY LAYERS
 3D 22" 13" 10.8' 3 2 1 30/4" 10.8' ~LOOSE~
 
 REFUSAL AT 10.8'
 PROBABLE BEDROCK
 
 ±3' OF FROST
 

 
 
 
 
 
 
 
 
 
  
 
 
 
 
  
 
  
 
 
 
 

SAMPLES: SOIL CLASSIFIED BY: REMARKS:
D = SPLIT SPOON
C = 2" SHELBY TUBE     DRILLER - VISUALLY STRATIFICATION LINES REPRESENT THE
S = 3" SHELBY TUBE X     SOIL TECH. - VISUALLY APPROXIMATE BOUNDARY BETWEEN SOIL TYPES
U = 3.5" SHELBY TUBE     LABORATORY TEST AND THE TRANSITION MAY BE GRADUAL. BORING NO.: B-2

30"
 

STRATA & TEST DATA

WATER LEVEL INFORMATION
WATER AT ±6'

SOILS WET BELOW 4'

DEPTH
SAMPLE SAMPLER BLOWS PER 6"

4 1/4"
1 3/8"SS

HSA  
140 LBS

B-2
1 OF 1

14-0696

2/23/2015
2/23/2015

BORING LOG

M. ST. PIERRE

ELEVATION:

TYPE SIZE I.D. HAMMER WT. HAMMER FALL

97' +/-
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BORING NO.:

SHEET:

PROJECT NO.:

PROJECT: PROPOSED APARTMENT BUILDING DATE START:
CLIENT: AVESTA HOUSING-MAINE AFFORDABLE HOUSING COLLABORATION DATE FINISH:
LOCATION: 72 & 78 BISHOP STREET, PORTLAND, MAINE
DRILLING CO. : S.W.COLE EXPLORATIONS, LLC. DRILLER: BOB MARCOUX

S.W.COLE REP:
CASING:
SAMPLER:
CORE BARREL:

CASING 
BLOWS

PER 
FOOT NO. PEN. REC.

DEPTH 
@ BOT 0-6 6-12 12-18 18-24

 0.5' TOPSOIL OVER BROWN FINE SANDY SILT WITH ROOTLETS
 1D 24" 22" 2.0' 4 6 7 9 2.0' BROWN AND GRAY SAND, SOME SILT WITH FINE ASPHALT FRAGMENTS (FILL)
 BROWN SILTY SAND, SOME GRAVEL (FILL)
 4.5' ~LOOSE TO MEDIUM DENSE~
 DARK BROWN ORGANIC SILT, SOME FINE SAND (RELIC TOPSOIL)
  2D 24" 12" 6.0' 1 1 1 1 5.5' ~VERY LOOSE~
 MOTTLED SILTY CLAY WITH OCCASIONAL SILTY FINE SAND SEAMS
 3D 24" 24" 8.0' 4 4 6 8 ~VERY STIFF~ qp = 6.5 - 7 ksf
 …BECOMES
 BROWN SILTY CLAY WITH FREQUENT SILTY FINE SAND LAYERS
 4D 24" 24" 11.0' 3 4 5 5 ~STIFF~ qp = 3.5 - 5 ksf
 11.9'
 
 REFUSAL AT 11.9'
 PROBABLE BEDROCK
 
 ±6" OF FROST

 
 
 
 
 
 
 
 
 
  
 
 
 
 
  
 
  
 
 
 
 

SAMPLES: SOIL CLASSIFIED BY: REMARKS:
D = SPLIT SPOON
C = 2" SHELBY TUBE     DRILLER - VISUALLY STRATIFICATION LINES REPRESENT THE
S = 3" SHELBY TUBE X     SOIL TECH. - VISUALLY APPROXIMATE BOUNDARY BETWEEN SOIL TYPES
U = 3.5" SHELBY TUBE     LABORATORY TEST AND THE TRANSITION MAY BE GRADUAL.

B-3
1 OF 1

SS

BORING LOG

M. ST. PIERRE

ELEVATION:

TYPE SIZE I.D. HAMMER WT.

97.5' +/-

WATER LEVEL INFORMATION
SOILS WET BELOW ±6'

14-0696

2/23/2015
2/23/2015

SOILS SATURATED BELOW ±7.5'

DEPTH

HSA  
140 LBS

HAMMER FALL

BORING NO.: B-3

30"
 

STRATA & TEST DATA
SAMPLE SAMPLER BLOWS PER 6"

2 1/4"
1 3/8"

4



BORING NO.:

SHEET:

PROJECT NO.:

PROJECT: PROPOSED APARTMENT BUILDING DATE START:
CLIENT: AVESTA HOUSING-MAINE AFFORDABLE HOUSING COLLABORATION DATE FINISH:
LOCATION: 72 & 78 BISHOP STREET, PORTLAND, MAINE
DRILLING CO. : S.W.COLE EXPLORATIONS, LLC. DRILLER: BOB MARCOUX

S.W.COLE REP:
CASING:
SAMPLER:
CORE BARREL:

CASING 
BLOWS

PER 
FOOT NO. PEN. REC.

DEPTH 
@ BOT 0-6 6-12 12-18 18-24

 0.7' 2" OF TOPSOIL OVER BROWN SILTY FINE SAND WITH ROOTLETS
 1D 24" 20" 2.0' 3 1 2 4 BROWN FINE SANDY SILT, SOME FINE GRAVEL (FILL)
 ~MEDIUM DENSE~
 4.0'
 BROWN SILTY SAND, SOME GRAVEL, TRACE BRICK FRAGMENTS (FILL)
  2D 24" 10" 6.0' 2 2 2 2 6.5' ~LOOSE~
 DARK BROWN ORGANIC FINE SANDY SILT (RELIC TOPSOIL)
 3D 24" 24" 8.0' 3 2 5 5 7.2'
 MOTTLED SILTY CLAY WITH FREQUENT FINE SANDY SILT SEAMS
 ~VERY STIFF~
 4D 24" 24" 11.0' 2 4 6 8 …BECOMES OLIVE-GRAY qp = 6 - 8 ksf
 
 
 
 
 5D 24" 24" 16.0' 2 2 2 2 …BECOMES GRAY
 ~MEDIUM~

19.0'
 BROWN FINE TO MEDIUM SAND, SOME SILT
 6D 18" 18" 20.5' 5 13 15 WITH FREQUENT SILTY CLAY LAYERS
 ~MEDIUM DENSE~
 
 …BECOMES
 7D 2" 2" 24.2' 50/2" 24.2' BROWN SAND, SOME SILT AND FINE GRAVEL
 
 REFUSAL AT 24.2'
 PROBABLE BEDROCK
  
 ±6" OF FROST
 
 
 
  
 
  
 
 
 
 

SAMPLES: SOIL CLASSIFIED BY: REMARKS:
D = SPLIT SPOON
C = 2" SHELBY TUBE     DRILLER - VISUALLY STRATIFICATION LINES REPRESENT THE
S = 3" SHELBY TUBE X     SOIL TECH. - VISUALLY APPROXIMATE BOUNDARY BETWEEN SOIL TYPES
U = 3.5" SHELBY TUBE     LABORATORY TEST AND THE TRANSITION MAY BE GRADUAL. BORING NO.: B-4

30"
 

STRATA & TEST DATA

WATER LEVEL INFORMATION
SOILS SATURATED BELOW ±8'

DEPTH
SAMPLE SAMPLER BLOWS PER 6"

2 1/4"
1 3/8"SS

HSA  
140 LBS

B-4
1 OF 1

14-0696

2/23/2015
2/23/2015

BORING LOG

M. ST. PIERRE

ELEVATION:

TYPE SIZE I.D. HAMMER WT. HAMMER FALL

92' +/-
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BORING NO.:

SHEET:

PROJECT NO.:

PROJECT: PROPOSED APARTMENT BUILDING DATE START:
CLIENT: AVESTA HOUSING-MAINE AFFORDABLE HOUSING COLLABORATION DATE FINISH:
LOCATION: 72 & 78 BISHOP STREET, PORTLAND, MAINE
DRILLING CO. : S.W.COLE EXPLORATIONS, LLC. DRILLER: BOB MARCOUX

S.W.COLE REP:
CASING:
SAMPLER:
CORE BARREL:

CASING 
BLOWS

PER 
FOOT NO. PEN. REC.

DEPTH 
@ BOT 0-6 6-12 12-18 18-24

 0.5' 1" OF TOPSOIL OVER BROWN SILTY FINE TO MEDIUM SAND WITH ROOTLETS
 1D 24" 15" 2.0' 5 3 3 2 BROWN GRAVELLY SAND, SOME SILT (FILL)
 ~LOOSE~
 4.2'
 4.5' DARK BROWN ORGANIC SILT, SOME FINE SAND (RELIC TOPSOIL)
  2D 24" 10" 6.0' 3 1 1 2 BROWN SILTY CLAY WITH FREQUENT FINE SANDY SILT SEAMS
 ~MEDIUM TO STIFF~ qp = 2.5 ksf
 
 …BECOMING
 BROWN SILTY FINE TO MEDIUM SAND WITH OCCASIONAL SILTY CLAY LAYERS
 3D 20" 18" 10.7' 3 3 13 50/2" 10.7' ~MEDIUM DENSE~
 
 REFUSAL AT 10.7'
 PROBABLE BEDROCK
 
 ±8" OF FROST
 

 
 
 
 
 
 
 
 
 
  
 
 
 
 
  
 
  
 
 
 
 

SAMPLES: SOIL CLASSIFIED BY: REMARKS:
D = SPLIT SPOON
C = 2" SHELBY TUBE     DRILLER - VISUALLY STRATIFICATION LINES REPRESENT THE
S = 3" SHELBY TUBE X     SOIL TECH. - VISUALLY APPROXIMATE BOUNDARY BETWEEN SOIL TYPES
U = 3.5" SHELBY TUBE     LABORATORY TEST AND THE TRANSITION MAY BE GRADUAL.

B-5
1 OF 1

SS

BORING LOG

M. ST. PIERRE

ELEVATION:

TYPE SIZE I.D. HAMMER WT.

96' +/-

WATER LEVEL INFORMATION
WATER AT ±4.5'

14-0696

2/23/2015
2/23/2015

DEPTH

HSA  
140 LBS

HAMMER FALL

BORING NO.: B-5

30"
 

STRATA & TEST DATA
SAMPLE SAMPLER BLOWS PER 6"

4 1/4"
1 3/8"
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KEY TO THE NOTES & SYMBOLS 

 Test Boring and Test Pit Explorations 
 
All stratification lines represent the approximate boundary between soil types and the transition 
may be gradual. 
 
Key to Symbols Used: 
 
w - water content, percent (dry weight basis) 
qu - unconfined compressive strength, kips/sq. ft. - laboratory test 
Sv - field vane shear strength, kips/sq. ft. 
Lv - lab vane shear strength, kips/sq. ft. 
qp - unconfined compressive strength, kips/sq. ft. – pocket penetrometer test 
O - organic content, percent (dry weight basis) 
WL - liquid limit - Atterberg test 
WP - plastic limit - Atterberg test 
WOH - advance by weight of hammer 
WOM - advance by weight of man 
WOR - advance by weight of rods 
HYD - advance by force of hydraulic piston on drill 
RQD - Rock Quality Designator - an index of the quality of a rock mass. 
γT - total soil weight 
γB - buoyant soil weight 
 
Description of Proportions:   Description of Stratified Soils 
 
      Parting:   0 to 1/16” thickness 
Trace:  0 to 5%   Seam:   1/16” to 1/2” thickness 
Some:  5 to 12%   Layer:  ½” to 12” thickness 
“Y”  12 to 35%   Varved: Alternating seams or layers 
And  35+%    Occasional: one or less per foot of thickness 
With  Undifferentiated  Frequent: more than one per foot of thickness 
 
REFUSAL:  Test Boring Explorations - Refusal depth indicates that depth at which, in the drill 
foreman's opinion, sufficient resistance to the advance of the casing, auger, probe rod or sampler 
was encountered to render further advance impossible or impracticable by the procedures and 
equipment being used. 
 
REFUSAL:  Test Pit Explorations - Refusal depth indicates that depth at which sufficient 
resistance to the advance of the backhoe bucket was encountered to render further advance 
impossible or impracticable by the procedures and equipment being used. 
 
Although refusal may indicate the encountering of the bedrock surface, it may indicate the striking 
of large cobbles, boulders, very dense or cemented soil, or other buried natural or man-made 
objects or it may indicate the encountering of a harder zone after penetrating a considerable 
depth through a weathered or disintegrated zone of the bedrock. 
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Project Name PORTLAND ME - PROPOSED BISHOP STREET APARTMENT 
BUILDING - GEOTECHNICAL ENGINEERING SERVICES

Project Number 14-0696

Lab ID 8784A

Material Source BLENDED SAMPLE 0-2'
Date Completed 3/2/2015

Tested By NEIL DAVIS

Date Received 3/2/2015

ASTM C-117 & C-136

Client AVESTA HOUSING

Exploration B-2, B-3 & B-5

Report of Gradation
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0.00100.01000.10001.000010.0000100.0000

SIEVE SIZE - mm
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G

   
   

3" 2" 1" #10 #20 #40 #100 #2001/2" 1/4"

SIEVE SIZE AMOUNT PASSING (%)STANDARD 
DESIGNATION (mm/µm)

6" 100150 mm
5" 100125 mm
4" 100100 mm
3" 10075 mm
2" 10050 mm

1-1/2" 10038.1 mm
1" 9725.0 mm

3/4" 9319.0 mm
1/2" 9112.5 mm
3/8" 889.5 mm
1/4" 836.3 mm

No. 4 20% Gravel804.75 mm
No. 10 712.00 mm
No. 20 61850 um
No. 40 61.7% Sand49425 um
No. 60 38250 um

No. 100 28150 um
No. 200 18.3% Fines18.375 um

Comments: Sheet
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PUBLIC  UTILITIES 
 
 

 
72 Bishop Street will be served by existing utility services located in Bishop Street.  
There is no moratorium for excavation on this street.  The following public utilities are 
available: 
 
 
Water 
 
Water for both fire suppression and domestic service will be supplied from an existing 
12 inch water main located in Bishop Street.  Proposed service connections include 6 
inch fire service and 2 inch domestic service.  Refer to the attached letter from Portland 
Water District stating their ability to service this project. 
 
 
Sanitary Sewer 
 
Sanitary sewer will be supplied from an existing 8 inch public sewer main located in 
Bishop Street.  Proposed service connection will be a 6 inch line.  A Wastewater Capacity 
Application has been filed with this Site Plan Application. 
 
 
Natural Gas 
 
Natural gas will be supplied from an existing 8 inch HDPE gas main located in Bishop 
Street.  A 2 inch service will connect to the building.  Refer to the attached letter from 
Unitil. 
 
 
Electric 
 
Electric service will be connected from an existing pole along Bishop Street. Service will 
be routed underground to the project site.  Refer to the attached letter from Central 
Maine Power 
 
 
Telephone and Cable TV 
 
Telephone and cable TV will be connected from the existing utility pole along Bishop 
Street.  Service will be routed underground to the project site.   
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February 17, 2015 
 
Ms. Sashie Misner 
Mitchell & Associates 
The Staples School 
70 Center Street 
Portland, ME 04106 
 
Re: 72 Bishop Street Efficiencies 
 
Dear Ms. Misner: 
 
Thank you for your interest in using natural gas for the above referenced project.   
 
Unitil has natural gas in the vicinity of this project to provide service.  The main in this 
vicinity is 8” HDPE plastic intermediate pressure.  The evaluation to complete the design, 
costs and determining what the customer contribution is can be completed once Unitil 
receives the completed design and load information.  Unitil welcomes the opportunity for 
further discussions regarding this project. 
 
If you have any further questions or require additional information, please contact me 
directly at (207) 541-2536 or at Harmon@unitil.com. 
   
Sincerely, 
 
 
 
Bridget L. Harmon 
Business Development Representative 
Unitil Corporation 
(o) 207-541-2536 (f) 207-541-2586 
    

 

      

 

 

 

 

  
ME GAS CUSTOMER ENERGY SOLUTIONS 

1075 Forest Avenue 
Portland, ME 04103-3586 

T 888-486-4845 www.unitil.com  
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2/17/2015 

 

Sashie Misner 

Mitchell and Associates 

70 Center Street 

Portland, ME 04101 

Sent via email to: SMisner@MitchellAssociates.biz 

 

RE: Ability to Serve Letter for Avesta Housing 72 Bishop Street, Portland, ME. 

 

Dear Ms. Misner: 

 

CMP has the ability to serve the proposed project located at 72 Bishop in Portland, Maine, in accordance 

with our CMP Handbook (web link below). We can provide you the desired pad or pole mounted 

transformers per your request and city approval, in accordance with our CMP Standards Handbook.  If 

you have any questions on the process, or need help in completion of the documents, please feel free to 

contact me.  Should the process be single phase, you will work directly with our Portland Service Center. 

  

New Service Milestones 

 

 Call 1-800-565-3181 to establish a new account and an SAP work order.  

 Submit any electronic drawings (PDF (preferred) or DWG files) of the site layout and proposed 

electrical connections if you have them. 

 Submit Load information.  Please complete this CMP spreadsheet using load information 

 Submit the easement information worksheet. Please complete this CMP form and either email or fax 

back to us.  

 Preliminary meetings with CMP to determine the details of job  

 Field planner design appointment to cost out job and develop CMP Invoice. 

 Submit invoice for payment. 

 Easements signed and payment received.   

 Job scheduled for completion after the electrical inspection has been received. 

 

This process can take several months, depending upon several factors including transformer delivery, 

potential substation upgrades, return of completed paperwork, and other jobs in the system that may be 

ahead of yours.  In addition, contact with the other utilities, including telephone and cable, should be 

commenced as soon as practical.  They may have additional work or charges in addition to the CMP work 

required to bring your project on line. 

 



   

162 Canco Road  Portland, ME  04103 
Tel (800) 750-4000 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax 
 

www.cmpco.com 

  
An equal opportunity employer 

 

 

 

 Page 2 of 2  

For your convenience, here is a link to the CMP Website which contains our Handbook with details on 

most service requirements: 

 
CMP Handbook of Standard Requirements   

(http://www.cmpco.com/MediaLibrary/3/6/Content%20Management/YourAccount/PDFs%20and%20Docs/handbook.pdf) 

 

If you have any questions, please contact me. 

 

 

Regards, 

  

  

  

Jamie Cough 

Energy Services Advisor 

Central Maine Power Company 

162 Canco Road 

Portland, ME  04103 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax 

 

 

http://www.cmpco.com/MediaLibrary/3/6/Content%20Management/YourAccount/PDFs%20and%20Docs/handbook.pdf


 
 

 
 

          

18 June 2015 
 
Mr. Robert Metcalf, Principal, 
Mitchell & Associates, 
Landscape Architects, 
70 Center Street, 
Portland, Maine 04101 

 
RE: The Capacity to Handle Wastewater Flows, from a Proposed Three Story, 
“Housing First,” Apartment Building, for the Chronically Homeless, at 72 Bishop 
Street.   

 
Dear Mr. Metcalf: 
 
The existing, eight-inch diameter polyvinyl chloride sanitary sewer pipe, located in Bishop 
Street, has adequate capacity to transport, while The Portland Water District sewage 
treatment facility, located off Marginal Way, has adequate capacity to treat, the anticipated 
wastewater flows of 3,551 GPD, from this proposed project. 
 
In order to offset any increase in sanitary flows, the City combined sewer overflow (C.S.O.) 
abatement consent agreement (with the U.S.E.P.A., and with the Maine D.E.P.) requires C.S.O. 
abatement, as well as storm water mitigation, from all projects.   
 
If the City can be of further assistance, please call 874-8832.     
    

Sincerely, 
 CITY OF PORTLAND 

 
        Frank J Brancely, B.A., M.A. 
        Senior Engineering Technician  
 
 
 
 
 
 
   C:\Frank’s\Capacity Letters\Bishop Street 72 
 
 



 
 
Mr. Robert Metcalf, Principal, 
Mitchell & Associates, 
Page 2 of 2,     
June 18, 2015. 
 
 

 
 
 
 

Anticipated Wastewater Flows from the Proposed Project: 
 

               30 Proposed One Bedroom Efficiency Units @ 120 gpd per Unit = 3,600 GPD 
    2 Proposed Staff @ 12 gpd per Staff        =        24 GPD 

 Less Wastewater Flows from Most Recent Tenant                          =      (73 GPD)       
Total Net Increase in Proposed Wastewater Flows for this Project  = 3,551 GPD 
 
 
 
 
 
FJB 
   CC:         Jeffrey Levine, Director, Department of Planning and Urban Development, City of Portland. 
                  Barbara Barhydt, Development Review Services Mgr., Dep’t. of Planning and Urban Development, City of Portland. 
                  Helen Donaldson, Planner, Department of Planning and Urban Development, City of Portland. 
                  David Margolis-Pineo, Deputy City Engineer, City of Portland. 
                  Nancy Gallinaro, Water Resources Manager.  
                  Michael Farmer, P.E., Project Engineer, City of Portland. 
                  Bradley A. Roland, P.E., Environmental Project Engineer, City of Portland. 
                  Benjamin N. Pearson, E.I., Industrial Pretreatment Coordinator, City of Portland. 
                  John Emerson, Wastewater Coordinator, City of Portland. 
                  Rhonda Zazzara, Field Inspection Coordinator, City of Portland.  
                  Jane B. Ward, Administrative Assistant, Engineering Services, Department of Public Services. 
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LETTER OF AUTHORIZATION 
 
 
June 17, 2014 
 
To: City of Portland Planning Department 
 
This letter authorizes Robert Metcalf, Michael King and/or Sashie Misner of Mitchell & 
Associates and Ben Walter of CWS Architects to act as agents on behalf of Avesta Housing 
Development Corporation in public meetings and the submission of any and all application 
materials that relate to our proposed development of Bishop Street Apartments on Bishop Street 
in Portland. 
 
Sincerely, 

 
Greg Payne 
Development Officer 
  



COMPLIANCE WITH APPLICABLE ZONING REQUIREMENTS 

 

The proposed development will be located within the Community Business District (B-
2-C zone). A mix of business, industry and single family residences exists within this 
Bishop Street neighborhood. The proposed 30 efficiency units at 72 Bishop Street will 
provide housing for chronically homeless individuals, using a “housing first” approach. 
The project is close to Forest Avenue and will provide much needed housing in urban 
neighborhoods along arterials.  The proposed development intends to meld with the 
neighborhood and be a positive addition to the surrounding services provided. 

The B-2-C zone supports moderate to high density residential uses located in close 
proximity to business uses. 72 Bishop Street will replace the single family residence with 
30 efficiency units and providing residential development similar in scale to the 
surrounding structures.  The height of the proposed 3-level building is 39 feet. While B-
2-C zone encourages active street frontages, the irregular shape of the lot and program 
do not allow for the building to be located 10 feet from the front property line. The 
building will be angled and located as close as possible to the front property line (18’).  
No parking is proposed within the front of the building. Onsite parking consists of ten 
parking spaces and two handicap parking spaces.  

The proposed development is in compliance with the applicable zoning requirements 
set-forth the Portland Land Use Ordinance conforming to provisions of the Site Plan 
and Subdivision Regulations and the zoning provisions of the B-2-C designated district 
with the following exceptions. 

The applicant is requesting a waiver from Section 14-188 Active Street Frontages and 
14-185 Dimensional Requirements (Front Yard Maximum). The request is based on the 
limitations the irregular shaped lot offers in regards to building location. The property is 
50 feet wide at the property line and does not offer the ability to locate a 24 foot 
driveway and the primary building façade towards the street. Because of the low traffic 
volume entering the site and to allow the building to be as close to the road as possible, 
the driveway was designed as 20’ wide. The building is located as close as possible to the 
front property line (18’) to achieve the appearance of an Active Street Front.  

The applicant is requesting a waiver from Section 14-332 (4) (a) multi-family residential 
parking requirement of one parking space per dwelling unit. The applicant is proposing 
to provide 12 parking spaces (10 spaces and 2 handicap spaces). The proposed reduced 
amount of parking is based on prior experience serving the target homeless population 
whom do not typically own vehicles as well as an understanding of future employee 
parking needs. 
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WAIVER REQUEST 

 

1. Waiver request from Section 14-185 Dimensional Requirements (Front 
Yard Maximum). The request is based on the limitations the irregular 
shaped lot offers in regards to building location. The property is 50 feet 
wide at the property line and does not offer the ability to locate a 24 foot 
driveway and the primary building façade within the ten (10) foot setback 
at the street. To locate the structure as close as possible to the street, we 
have reduced the width of the access drive from 24 feet to 20 feet allowing 
the closest point of the building to be 18 feet from the property line.  The 
driveway width for the parking meets the required 24 foot width. 

 

2. Waiver request from Section 14-332 (4) (a) multi-family residential parking 
requirement of one parking space per dwelling unit. The applicant is 
proposing to provide 12 parking spaces (10 spaces and two handicap 
spaces). The proposed reduced amount of parking is based on prior 
experience serving the target homeless population whom do not typically 
own vehicles, as well as, an understanding of future employee parking 
needs. 

 

3. Waiver request from Section 14-526 2.b.iii. a. & Technical Design Manual 
4.6.1, Multi-family residential street tree requirement of one street tree per 
unit spaced 30’-45’ within the right of way. The facility proposes 30 units 
although has only 50 feet of road frontage. Due to the irregular shape of the 
site and driveway and sidewalk requirements the applicant is not proposing 
any street trees within the right of way. The applicant would like planning 
staff to consider the three trees located along the front of the building to 
apply towards the 30 required trees. The applicant is requesting a waiver 
for the remaining 27 trees and will provide the fee in lieu. 

 

Temporary Waiver Request 

The applicant requests the following temporary waivers: 

1. Construction Management Plan. At this stage in development we are 
unable to provide a detailed construction management plan. We request 
the ability to provide this at a later time. 
 

2. Lighting Photometric Plan.  We have selected the attached fixtures for site 
lighting.  We are requesting a temporary waiver for the submission of the 
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photometric plan, a plan will be provided before a scheduled public 
hearing. 
 

3. Manufacturers’ Verification of Mechanical Systems, HVAC equipment will 
be mounted on the roof.  Sizing and selection of equipment is currently 
being developed.  Appropriate documentation will be submitted for staff 
review.  We request the ability to provide at a later date.   
  

4. Sign Plan. The Sign Plan will be in conformance with city zoning. We have 
shown the intended signage location and request the ability to provide the 
detailed sign information at a later time for staff review. 
 

5. Easements. The location of electric and communication services has not 
been finalized. Option one shown on plan sheet L3 will require an 
easement from the abutting masonic lodge. The applicant is pursuing this 
and will provide any easements as may be required. 
 
 
 
 

 



 
CONSISTENCY  WITH  CITY’S 

COMPREHENSIVE  PLAN 
 
 
 
The Project is consistent with the City’s Comprehensive Plan and, 
more specifically, the housing component of that plan, Housing:  
Sustaining Portland’s Future.  
 
Housing: Sustaining Portland’s Future lays out six major policy objectives to 
achieve the City’s housing goals and address Portland’s housing shortage.  Each 
of these primary policies outlines a number of secondary policy goals.  The 
proposed Project is consistent with many of the housing policy goals detailed in 
the city comprehensive housing plan; 
 
Policy #1:  Ensure an Adequate and Diverse Supply of Housing for 
All 
 
i. Ensure the construction of a diverse mix of housing types that offers a 
continuum of options across all income levels, which are both renter and owner-
occupied.   
 
Homelessness is an issue that plagues many urban communities. This project will 
provide housing for the chronically homeless contributing long term solutions to 
this greater community issue. The project is located within a business district 
along an arterial. 
 
ii. A variety of housing choices should be available such that no one should 
have to spend more than 30% of their income for housing.    
 
This ‘housing first’ project will provide 30 efficiency apartment units. Avesta will 
partner with Preble Street for the provision of 24-hour, on-site support services 
and Portland Housing Authority for project-based rental assistance. This housing 
project will provide quality services and living space for Portland’s neediest 
population. 
 
iii. Encourage higher density housing located near services, such as schools, 
businesses, institutions, employers, and public transportation. 
 
The Project is a moderate density development near Forest Avenue the services 
and facilities listed above. 
 
iv. Increase Portland’s rental housing stock to maintain a reasonable 
balance between supply and demand yielding consumer choice, affordable 
rents, and reasonable return to landlords. 
 
The Project will bring 30 efficiency apartments to the neediest of Portland. In 
addition to providing housing, the project includes counselling services for 
homeless individuals with mental disorders. This step is aimed at providing not 
just a living space but support to establish stability and a hopeful future. 
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v. Identify vacant land and redevelopment opportunities throughout the 
City to facilitate the construction of new housing. 
 
The Project involves replacing a single family residence located on the edge of an 
industrial zone and within a business zone. This redevelopment opportunity will 
create higher density housing similar in scale to the surrounding neighborhood. 
 
Policy #3:  Neighborhood Stability and Integrity  
 
i. Encourage innovative new housing development, which is designed to be 
compatible with the scale, character, and traditional development patterns of 
the City’s residential neighborhoods. 
 
The Project involves replacing a single family residence located on the edge of an 
industrial zone and within a business zone. This project will create building 
architecture similar in scale to the surrounding neighborhood. 
 
ii. Encourage new housing development in proximity to neighborhood 
assets such as open space, schools, community services and public 
transportation. 
 
The Project is located in close proximity to the neighborhood assets listed above. 
 
 
Policy #5:  Sustainable Development   
 
i. Encourage growth in Portland that strives for a dynamic balance of the 
essential elements of the city, such as excellent schools, diverse housing choices, 
proximity to services and employment, increased public transit usage, 
expanded economic base, high quality services and an affordable tax rate. 
 
The Project will provide diverse housing choices that are close in proximity to 
services and employment. 
 
ii. Maximize development where public infrastructure and amenities, such 
as schools, parks, public/alternative transportation, sewer lines and roads, exist 
of may be expanded at minimal costs. 
 
As documented previously, the Project is located in an urban setting that is 
serviced by the public infrastructure and amenities listed above. 
 
iii. Locate and design housing to reduce impacts on environmentally 
sensitive areas. 
 
As an urban infill development with a goal to contribute positively on 
surrounding neighborhood, the Project is designed to reduce environmental 
impacts associated with new development. 
 



iv. Design housing to use new technologies and materials that reduce costs 
and increase energy efficiency. 
 
The Project is being designed to achieve maximum energy efficiency. 

   
Policy #6:  Freedom of Choice   

a. Increase and ensure equal access to housing opportunities for minorities, 
low-income people and persons with disabilities and special needs. 
 
As documented, the Project will increase access to high quality housing for the 
chronically homeless. 
 
i. Ensure that an adequate supply of new and existing housing is accessible 
to persons with physical disabilities. 
 
The project provides fully-ADA compliant units as required under state and 
federal building codes.   
 

 



FIRE DEPARTMENT CHECKLIST 
 
 

 
1. Name, address, telephone number of applicant 

 
 Avesta 72 Bishop Street, LP 
 307 Cumberland Avenue 
 Portland, Maine 04101 
 Contact: Brooks More 
 Phone:    207.553.7777 
 
 

2. Name, address, telephone number of architect 
 
 CWS Architects  
 434 Cumberland Avenue 
 Portland, Maine 04101 
 Contact: Ben Walter 
 Phone:   207.774.4441 
 
 

3. Proposed uses of any structures [NFPA and IBC classification] 
 

IBC: R-2 Apartments 
  
NFPA: Residential – New Apartment Building  

 
4. Square footage of all structures [total and per story] 

 
 First Floor: 7,804 SF 
 Second Floor: 7,035 SF 
 Third Floor: 6,535 SF 
 Total:                  21,374 SF 
 
 

5. Elevation of all structures 
  

Building Height is 36.0 feet as measured by IBC definitions 
 

6. Proposed fire protection of all structures 
 NFPA 13R system throughout.   
 

7. Hydrant locations: 
 

There is a hydrant adjacent to the proposed driveway on Bishop Street. 
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8. A 12 inch water main is located within Bishop Street.  Two water services are 
proposed for the building, one 6 inch service for fire and one 2 inch service for 
domestic. 

 
9. Access to all structures [min. 2 sides] 

 
The proposed structure is accessible from Bishop Street and a driveway along the 
east side of the building.  

 
10. A code summary shall be included referencing NFPA 1 and all fire department 

Technical standards. 
 

Preliminary Code Summary provided to PFD under separate cover (CWS to 
review details with Portland Fire Department). 

  
11. The elevator shall be sized to fit an 80” x 24” stretcher and two personnel 

 
Elevator Cab Size to meet PFD Requirements (CWS to review details with 
Portland Fire Department). 

 
12. Some structures may require Fire flows using annex H of NFPA 1 

 
Fire Flows to meet PFD Requirements (CWS to review details with Portland Fire 
Department). 
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Bishop Street Stormwater Management Report 
 

 
Date:   May 22, 2015 

To:  City of Portland 

From:  Stephen J. Bradstreet, P.E. 

Peer Review:   Maureen P. McGlone, P.E. 

Location: 72 Bishop Street, Portland, Maine 

List of Appendices: 

Appendix A: Post Construction Stormwater Compliance Requirements 

Appendix B: Stormwater BMP Inspection and Maintenance Requirements 

Appendix C: Stormwater Quality Calculations 

Appendix D: Pre Development Hydro CAD Calculations 

Appendix E: Post Development Hydro CAD Calculations 

Existing Conditions: 

The site is a 52,383 SF (1.203 acre) lot located on the south side of 72 Bishop Street, west of Mayfield 

Street and adjacent to the Masonic Lodge.  The parcel is trapezoidal in shape and is primarily vegetated 

(wooded/scrub brush) on the southern 2/3 of the site and grass on the northern 1/3 of the site adjacent to 

Bishop Street.  The northern portion appears to be a fill area and fairly flat though sloping in a south-

southeasterly direction into a wetland area.  The southern portion of the site is primarily wetlands with 

some upland area sloping steeply up to the adjacent Masonic Lodge site.  The parcel is at the headwaters 

of the Capisic Brook which is an impaired stream.  Stormwater runoff from the site flows into the on-site 

wetlands and then off-site and onto the abutting property of the University of New England. 

Proposed Development: 

The applicant, Avesta Housing proposes to construct a 3 story building and housing for the homeless.  

The site will have 12 spaces of parking, access aisle, sidewalk, outdoor sitting spaces and landscaped 

areas.  The proposed building, pavement and sidewalk areas will increase the impervious area from 1,206 

SF to 20,659 SF. 

Stormwater Management – Basic Standards: 

Erosion and sedimentation control measures are detailed within the design plans.  Good housekeeping 

practices will be in accordance with Maine DEP Best Management Practices.  A post construction 
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stormwater management plan is provided in Appendix A.  Stormwater BMP inspection and maintenance 

requirements are provided in Appendix B. 

Stormwater Management – Quality (General Standards): 

The existing site is currently a mix of grass and vegetated (wooded/scrub brush) upland areas and 

wetlands with a small area of impervious (1,206 SF).  The site currently drains to the wetlands on site 

which is also the headwaters of the Capisic Brook, an impaired stream.  The site’s new impervious area is 

now 19,453 SF.  For water quality treatment, the site design incorporates a paver drain system along the 

retaining wall and on the southeast side of the parking area and drive aisle.  This will capture the sidewalk 

and parking area runoff, with only a small area exiting the site toward Bishop Street.  The paver drain 

system is comprised of the pavers underlain by a layer of 3/8” stone, then a layer of 3/4” crushed stone 

and finally a layer of bio-filter media for filtration for the stormwater runoff.  The paver drain system 

overlays an R-Tank system that will be used for detention during larger storm events.  The roof will drain 

internal to the building and will be filtered through filter cartridges.  The roof drains will then outlet into a 

separate set of R-Tanks for detention.  Calculations have been included in Appendix C. 

Stormwater Management – Quantity (Flooding Standards): 

The use of the R-Tanks will detain the stormwater runoff to below pre-development conditions.  The 

proposed detention system consists of a series of R-Tanks adjacent to the retaining wall and under the 

paver drains.  These R-Tanks are then connected into a supplemental R-Tank system at the outlets of the 

roof leader and vegetated filter swale.  The additional storage is required for site stormwater capacity 

reasons. The roof drains outlet at the south end of the building into a separate set of R-Tanks for 

detention.  The parking lot R-Tanks and roof drain R-Tanks are connected with an equalizing pipe.  

Stormwater from the downstream roof drain R-Tanks will flow into an outlet control structure that will 

control the flow with orifices and a weir.  The stormwater then discharges into the upland area at the 

southwest area of the developed site.  During larger storm events there is a catch basin in the southern 

most area of the parking lot that will collect the additional stormwater and direct it into the R-Tank 

system for detention.   

Hydraulic Analysis: 

Stormwater runoff calculations for quantity were made using the HydroCAD 10.0 computer program, 

which is based on the Soil Conservation Service’s TR-20 methodology.  Runoff hydrographs are 

generated based on a standard Type III 24 hour storm. 

Five storm events were modeled as follows: 

1. 1” storm: The 1” storm event was analyzed to simulate a heavy weather event that would 

typically happen multiple times over a given year and may impact the CSO frequency and 

volume. 

2. 2-year frequency flood event: 3” rainfall 
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3. 10-year frequency flood event: 4.7” rainfall 

4. 25-year frequency flood event: 5.5” rainfall 

5. 100-year frequency flood event: 6.7” rainfall 

Runoff Curve numbers were determined based on land coverage and hydro-geological soil type D.  Times 

of concentration were developed based on runoff flow paths for each subarea and shown on the Pre and 

Post-Development plans. A minimum Tc of 6 minutes was set in the HydroCAD model.  

Peak runoff flow rates and runoff volumes are provided at the analysis point, which is identified on the 

Pre and Post-Development plans. 

 
 

Storm Event 

PRE-Development Peak Runoff RATES 
cubic feet per second (CFS) 

Analysis Point A  
Upland 

1” Storm 0.25 

2 Year Frequency Storm 1.99 

10 Year Frequency Storm 3.65 

25 Year Frequency Storm 4.44 

100 Year Frequency Storm 5.61 

 

 
 

Storm Event 

POST-Development Peak Runoff RATES 
cubic feet per second (CFS) 

Analysis Point A  
Upland 

1” Storm 0.38 

2 Year Frequency Storm 1.98 

10 Year Frequency Storm 3.37 

25 Year Frequency Storm 4.01 

100 Year Frequency Storm 4.98 
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Storm Event 

PRE-Development Runoff VOLUMES 
acre feet (AF) volume of water 1’ deep over one acre 

Analysis Point A 
Upland 

1” Storm 0.02 

2 Year Frequency Storm 0.17 

10 Year Frequency Storm 0.32 

25 Year Frequency Storm 0.39 

100 Year Frequency Storm 0.50 

 

 

 
 

Storm Event 

POST-Development Runoff VOLUMES 
acre feet (AF) volume of water 1’ deep over one acre 

Analysis Point A 
Upland 

1” Storm 0.02 

2 Year Frequency Storm 0.123 

10 Year Frequency Storm 0.259 

25 Year Frequency Storm 0.307 

100 Year Frequency Storm 0.414 

 

Urban Impaired Stream Standard: 

 

The project is located within the Capisic Brook watershed.  Section 5 of the City of Portland’s 

Technical Manual requires that all development within the Capisic Brook watershed (except 

single and two family homes) comply with the urban impaired stream standards.  As such, an in-

lieu compensation and mitigation credits have been determined.  A compensation fee has been 

determined to be $1,927.  Those calculations are included in Appendix C. 
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 Bishop Street Post-Construction Stormwater Compliance Requirements 

 
The Applicant shall maintain the BMPs in accordance with the 

approved plan and shall demonstrate compliance with the plan as 

follows: 
 

 
 
 

(a) Inspections. The owner or operator of a BMP shall hire a 

qualified post-construction stormwater inspector to at 

least annually, inspect the BMPs, including but not limited 

to any parking areas, catch basins, drainage swales, 

detention basins and ponds, pipes and related structures, 

in accordance with all municipal and state inspection, 

cleaning and maintenance requirements of the approved post- 

construction stormwater management plan. 

 
(b) Maintenance and repair. If the BMP requires maintenance, 

repair or replacement to function as intended by the 

approved post-construction stormwater management plan, the 

owner or operator of the BMP shall take corrective 

action(s) to address the deficiency or deficiencies as soon 

as possible after the deficiency is discovered and shall 

provide a record of the deficiency and corrective action(s) 

to the department of public services (“DPS”) in the annual 

report. 

 
(c) Annual report. The owner or operator of a BMP or a 

qualified post-construction stormwater inspector hired by 

that person, shall, on or by June 30 of each year, provide 

a completed and signed certification to DPS in a form 

provided by DPS, certifying that the person has inspected 

the BMP(s) and that they are adequately maintained and 

functioning as intended by the approved post-construction 

stormwater management plan, or that they require 

maintenance or repair, including the record of the 

deficiency and corrective action(s) taken. 

 
(d) Filing fee. Any persons required to file and annual 

certification under this section shall include with the 

annual certification a filing fee established by DPS to pay 

the administrative and technical costs of review of the 

annual certification. 

 
(e) Right of entry. In order to determine compliance with this 

article and with the post-construction stormwater 

management plan, DPS may enter upon property at reasonable 

hours with the consent of the owner, occupant or agent to 

inspect the BMPs. 
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Bishop Street: Stormwater BMP Inspection Log 

The City of Portland, ME requires ongoing annual inspections to ensure the 

proper maintenance and operation of stormwater management facilities. 

Inspections must be conducted by third parties qualified by the City. 

 

  

 

A. General Information 

Use only one Cover Sheet per site with as many specific structural BMP Inspection Report attachments as needed. 
Attach required color digital photos of site, structures and devices as applicable with captions. 

Project Name: Bishop Street Inspection Date:   

Parcel Map, Block  
and Lot:  

Current Weather:   

BMP Owner: Avesta Housing Date / Amount Last Precip:   

Owner Mailing 
Address: 

307 Cumberland Avenue 

Portland, Maine 

 
  

3PI Mailing Address:   

Owner Phone #: 
 

Owner Email: 
 

Inspector Name:   

    Inspector Phone #:   

    Inspector Email:   

        

B. Inspection Report Attachments 

Please document the number of each structural BMP type found at this site in the blank spaces provided below. Use 
additional Attachments if / as needed and submit all Attachments together with the Cover Sheet as a single report. 

BMP Type Number BMPs at site 

Vegetated Areas  - 

Stormdrain Outlets 1 

Stormdrain Structures: Overflow Control and Catch Basin 2  

  
R-Tank Subsurface Detention-Infiltration System 1  
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Other (describe   

C. Inspection Results 

FAIL** 

 

  

** If any one item on an Inspection Report attachment is coded as "Work Needed" then entire BMP fails inspection. 

** If a site has multiple BMPs and one fails inspection, mark as "Fail" until all BMPs pass inspection. 

Note: Applicable BMP Inspection Reports and confirmatory color digital photos summarizing required repairs must be submitted 
to the City following completion of the preliminary inspection. A re-inspection and certification must be completed within 60 days 
of the failed preliminary report. It is recommended that the inspector be part of the repair / maintenance process to ensure that 
repairs are performed properly. 

PASS 

 

  

Note: a qualified professional (as determined by the City) must sign below and include all applicable Inspection Report 
attachments and confirmatory digital color photos with captions. 

 

D. Professional Certification (as qualified by City of Portland Stormwater Program Coordinator) 

To be completed only when all BMPs at this site are functioning as designed with no outstanding maintenance issues. 

I, ______________________________, as a duly qualified third party inspector attest that a thorough inspection has 
been completed for ALL applicable BMPs that are associated with this particular site. All inspected structural BMPs are 
performing as designed and intended and are in compliance with the provisions of the City Portland’s Standards 

Signature: ______________________________ 

Date: ______________________________ 

Form Adapted from the City of South Portland’s Annual Structural BMP Inspection Report Cover Sheet 
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Owner:  Avesta Housing Operator: 

Location & Parcel Id:  Inspector: 

 Date: 

General Information Observations 

Inspection duration (hours)  

Days since last precipitation  

Quantity of last precipitation (in)  

Type of inspection  

Storm event  

Current weather  

Photos taken  ☐ Yes ☐ No ☐ NA 

Nearby natural resources  ☐ Yes ☐ No  ☐ NA 

Copy of ESC plan  ☐ Yes ☐ No  ☐ NA 

MEDEP Permit # (if applicable)  

General info notes   

Vegetated Areas Observations 

Condition of slopes and embankment is good  ☐ Yes ☐ No  ☐ NA 

No bare areas (< 90% covered) with sparse growth  ☐ Yes ☐ No  ☐ NA 

Armored areas have no rill erosion or the flow diverted to onsite 

areas can withstand concentrated flows 
 ☐ Yes ☐ No  ☐ NA 

Vegetated area notes   

Stormdrain outlets Observations 

Accumulated sediments and debris at the outlet and within the 

conduit have been removed. 
 ☐ Yes ☐ No  ☐ NA 

Erosion damage at the outlet have been repaired  ☐ Yes ☐ No  ☐ NA 

Outlet notes   

  

Stormdrain Structures (Require inspection TWICE per year) Observations 

Accumulated sediments from inflow channels, pipes and sumps 

between basins have been removed and legally disposed of.  
 ☐ Yes ☐ No  ☐ NA 

Floating debris and floating oils have been removed.  ☐ Yes ☐ No  ☐ NA 

Debris and Sediment Removed From Outlet Control Structure  ☐ Yes ☐ No  ☐ NA 
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Other Comments Observations 

Corrective action needed  ☐ Yes ☐ No  ☐ NA 

If corrective action in needed, please explain detail   

Verbal notification provided to responsible party  ☐ Yes ☐ No 

Verbal notification contact  

Follow up required  ☐ Yes ☐ No 

Final comment notes   
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Photos (use additional pages as needed) 

  

Review Notes 

Date Reviewed: 

Reviewed by: 

Date entered: 

Date edited: 

Edited by: 
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ANALYSIS POINT A:

 wetland

Routing Diagram for Bishop St Pre Develomment
Prepared by {enter your company name here},  Printed 4/10/2015
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Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

0.336 79 50-75% Grass cover, Fair, HSG C  (1S)

0.009 96 Gravel surface, HSG C  (1S)

0.019 98 Paved parking & roofs  (1S)

0.839 92 wooded wetlands area  (1S)

1.203 88 TOTAL AREA
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Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

0.000 HSG A

0.000 HSG B

0.345 HSG C 1S

0.000 HSG D

0.858 Other 1S

1.203 TOTAL AREA
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Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.000 0.000 0.336 0.000 0.000 0.336 50-75% Grass cover, Fair 1S

0.000 0.000 0.009 0.000 0.000 0.009 Gravel surface 1S

0.000 0.000 0.000 0.000 0.019 0.019 Paved parking & roofs 1S

0.000 0.000 0.000 0.000 0.839 0.839 wooded wetlands area 1S

0.000 0.000 0.345 0.000 0.858 1.203 TOTAL AREA
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Time span=2.00-20.00 hrs, dt=0.01 hrs, 1801 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=52,383 sf   1.58% Impervious   Runoff Depth>0.23"Subcatchment1S: subcatch1
   Flow Length=213'   Tc=14.0 min   CN=88   Runoff=0.24 cfs  0.023 af

   Inflow=0.24 cfs  0.023 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=0.24 cfs  0.023 af

Total Runoff Area = 1.203 ac   Runoff Volume = 0.023 af   Average Runoff Depth = 0.23"
98.42% Pervious = 1.184 ac     1.58% Impervious = 0.019 ac
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Summary for Subcatchment 1S: subcatch 1

Runoff = 0.24 cfs @ 12.21 hrs,  Volume= 0.023 af,  Depth> 0.23"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

826 98 Paved parking & roofs
380 96 Gravel surface, HSG C

14,646 79 50-75% Grass cover, Fair, HSG C
* 36,531 92 wooded wetlands area

52,383 88 Weighted Average
51,557 98.42% Pervious Area

826 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

10.8 50 0.0300 0.08 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

0.3 27 0.1110 1.67 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

0.6 38 0.0530 1.15 Shallow Concentrated Flow, C-D
Woodland   Kv= 5.0 fps

2.3 98 0.0200 0.71 Shallow Concentrated Flow, D-E
Woodland   Kv= 5.0 fps

14.0 213 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 1.203 ac, 1.58% Impervious,  Inflow Depth > 0.23"    for  1-inch event
Inflow = 0.24 cfs @ 12.21 hrs,  Volume= 0.023 af
Outflow = 0.24 cfs @ 12.21 hrs,  Volume= 0.023 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs / 3
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Time span=2.00-20.00 hrs, dt=0.01 hrs, 1801 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=52,383 sf   1.58% Impervious   Runoff Depth>1.70"Subcatchment1S: subcatch1
   Flow Length=213'   Tc=14.0 min   CN=88   Runoff=1.99 cfs  0.170 af

   Inflow=1.99 cfs  0.170 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=1.99 cfs  0.170 af

Total Runoff Area = 1.203 ac   Runoff Volume = 0.170 af   Average Runoff Depth = 1.70"
98.42% Pervious = 1.184 ac     1.58% Impervious = 0.019 ac
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Summary for Subcatchment 1S: subcatch 1

Runoff = 1.99 cfs @ 12.19 hrs,  Volume= 0.170 af,  Depth> 1.70"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.00"

Area (sf) CN Description

826 98 Paved parking & roofs
380 96 Gravel surface, HSG C

14,646 79 50-75% Grass cover, Fair, HSG C
* 36,531 92 wooded wetlands area

52,383 88 Weighted Average
51,557 98.42% Pervious Area

826 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

10.8 50 0.0300 0.08 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

0.3 27 0.1110 1.67 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

0.6 38 0.0530 1.15 Shallow Concentrated Flow, C-D
Woodland   Kv= 5.0 fps

2.3 98 0.0200 0.71 Shallow Concentrated Flow, D-E
Woodland   Kv= 5.0 fps

14.0 213 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 1.203 ac, 1.58% Impervious,  Inflow Depth > 1.70"    for  2-Year event
Inflow = 1.99 cfs @ 12.19 hrs,  Volume= 0.170 af
Outflow = 1.99 cfs @ 12.19 hrs,  Volume= 0.170 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs / 3
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Time span=2.00-20.00 hrs, dt=0.01 hrs, 1801 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=52,383 sf   1.58% Impervious   Runoff Depth>3.18"Subcatchment1S: subcatch1
   Flow Length=213'   Tc=14.0 min   CN=88   Runoff=3.65 cfs  0.319 af

   Inflow=3.65 cfs  0.319 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=3.65 cfs  0.319 af

Total Runoff Area = 1.203 ac   Runoff Volume = 0.319 af   Average Runoff Depth = 3.18"
98.42% Pervious = 1.184 ac     1.58% Impervious = 0.019 ac
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Summary for Subcatchment 1S: subcatch 1

Runoff = 3.65 cfs @ 12.18 hrs,  Volume= 0.319 af,  Depth> 3.18"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.70"

Area (sf) CN Description

826 98 Paved parking & roofs
380 96 Gravel surface, HSG C

14,646 79 50-75% Grass cover, Fair, HSG C
* 36,531 92 wooded wetlands area

52,383 88 Weighted Average
51,557 98.42% Pervious Area

826 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

10.8 50 0.0300 0.08 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

0.3 27 0.1110 1.67 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

0.6 38 0.0530 1.15 Shallow Concentrated Flow, C-D
Woodland   Kv= 5.0 fps

2.3 98 0.0200 0.71 Shallow Concentrated Flow, D-E
Woodland   Kv= 5.0 fps

14.0 213 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 1.203 ac, 1.58% Impervious,  Inflow Depth > 3.18"    for  10-Year event
Inflow = 3.65 cfs @ 12.18 hrs,  Volume= 0.319 af
Outflow = 3.65 cfs @ 12.18 hrs,  Volume= 0.319 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs / 3
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Time span=2.00-20.00 hrs, dt=0.01 hrs, 1801 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=52,383 sf   1.58% Impervious   Runoff Depth>3.91"Subcatchment1S: subcatch1
   Flow Length=213'   Tc=14.0 min   CN=88   Runoff=4.44 cfs  0.391 af

   Inflow=4.44 cfs  0.391 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=4.44 cfs  0.391 af

Total Runoff Area = 1.203 ac   Runoff Volume = 0.391 af   Average Runoff Depth = 3.91"
98.42% Pervious = 1.184 ac     1.58% Impervious = 0.019 ac
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Summary for Subcatchment 1S: subcatch 1

Runoff = 4.44 cfs @ 12.18 hrs,  Volume= 0.391 af,  Depth> 3.91"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-Year Rainfall=5.50"

Area (sf) CN Description

826 98 Paved parking & roofs
380 96 Gravel surface, HSG C

14,646 79 50-75% Grass cover, Fair, HSG C
* 36,531 92 wooded wetlands area

52,383 88 Weighted Average
51,557 98.42% Pervious Area

826 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

10.8 50 0.0300 0.08 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

0.3 27 0.1110 1.67 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

0.6 38 0.0530 1.15 Shallow Concentrated Flow, C-D
Woodland   Kv= 5.0 fps

2.3 98 0.0200 0.71 Shallow Concentrated Flow, D-E
Woodland   Kv= 5.0 fps

14.0 213 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 1.203 ac, 1.58% Impervious,  Inflow Depth > 3.91"    for  25-Year event
Inflow = 4.44 cfs @ 12.18 hrs,  Volume= 0.391 af
Outflow = 4.44 cfs @ 12.18 hrs,  Volume= 0.391 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs / 3
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Time span=2.00-20.00 hrs, dt=0.01 hrs, 1801 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=52,383 sf   1.58% Impervious   Runoff Depth>5.01"Subcatchment1S: subcatch1
   Flow Length=213'   Tc=14.0 min   CN=88   Runoff=5.61 cfs  0.502 af

   Inflow=5.61 cfs  0.502 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=5.61 cfs  0.502 af

Total Runoff Area = 1.203 ac   Runoff Volume = 0.502 af   Average Runoff Depth = 5.01"
98.42% Pervious = 1.184 ac     1.58% Impervious = 0.019 ac
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Summary for Subcatchment 1S: subcatch 1

Runoff = 5.61 cfs @ 12.18 hrs,  Volume= 0.502 af,  Depth> 5.01"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=6.70"

Area (sf) CN Description

826 98 Paved parking & roofs
380 96 Gravel surface, HSG C

14,646 79 50-75% Grass cover, Fair, HSG C
* 36,531 92 wooded wetlands area

52,383 88 Weighted Average
51,557 98.42% Pervious Area

826 1.58% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

10.8 50 0.0300 0.08 Sheet Flow, A-B
Woods: Light underbrush   n= 0.400   P2= 3.00"

0.3 27 0.1110 1.67 Shallow Concentrated Flow, B-C
Woodland   Kv= 5.0 fps

0.6 38 0.0530 1.15 Shallow Concentrated Flow, C-D
Woodland   Kv= 5.0 fps

2.3 98 0.0200 0.71 Shallow Concentrated Flow, D-E
Woodland   Kv= 5.0 fps

14.0 213 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

[40] Hint: Not Described (Outflow=Inflow)

Inflow Area = 1.203 ac, 1.58% Impervious,  Inflow Depth > 5.01"    for  100-Year event
Inflow = 5.61 cfs @ 12.18 hrs,  Volume= 0.502 af
Outflow = 5.61 cfs @ 12.18 hrs,  Volume= 0.502 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 2.00-20.00 hrs, dt= 0.01 hrs / 3
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Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

0.171 74 >75% Grass cover, Good, HSG C  (1S, 2S)

0.257 98 Paved parking & roofs  (1S)

0.189 98 Unconnected roofs, HSG C  (2S)

0.558 92 wooded wetland  (5S)

1.175 92 TOTAL AREA
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Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

0.000 HSG A

0.000 HSG B

0.360 HSG C 1S, 2S

0.000 HSG D

0.815 Other 1S, 5S

1.175 TOTAL AREA
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Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.000 0.000 0.171 0.000 0.000 0.171 >75% Grass cover, Good 1S, 2S

0.000 0.000 0.000 0.000 0.257 0.257 Paved parking & roofs 1S

0.000 0.000 0.189 0.000 0.000 0.189 Unconnected roofs 2S

0.000 0.000 0.000 0.000 0.558 0.558 wooded wetland 5S

0.000 0.000 0.360 0.000 0.815 1.175 TOTAL AREA
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Pipe Listing (all nodes)

Line# Node

Number

In-Invert

(feet)

Out-Invert

(feet)

Length

(feet)

Slope

(ft/ft)

n Diam/Width

(inches)

Height

(inches)

Inside-Fill

(inches)

1 1P 92.63 92.63 80.0 0.0000 0.013 12.0 0.0 0.0

2 2P 92.63 92.63 20.0 0.0000 0.013 12.0 0.0 0.0
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Time span=3.00-15.00 hrs, dt=0.01 hrs, 1201 points x 2
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=16,346 sf   68.52% Impervious   Runoff Depth>0.23"Subcatchment1S: parking and front
   Tc=6.0 min   CN=90   Runoff=0.13 cfs  0.007 af

Runoff Area=10,536 sf   78.33% Impervious   Runoff Depth>0.34"Subcatchment2S: Roof and back
   Tc=6.0 min   CN=93   Runoff=0.13 cfs  0.007 af

Runoff Area=24,285 sf   0.00% Impervious   Runoff Depth>0.30"Subcatchment5S: Remainingundeveloped
   Flow Length=90'   Slope=0.0300 '/'   Tc=6.5 min   CN=92   Runoff=0.25 cfs  0.014 af

   Inflow=0.38 cfs  0.020 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=0.38 cfs  0.020 af

Peak Elev=92.21'  Storage=309 cf   Inflow=0.13 cfs  0.007 afPond 1P: R Tanks
12.0"  Round Culvert  n=0.013  L=80.0'  S=0.0000 '/'   Outflow=0.00 cfs  0.000 af

Peak Elev=92.90'  Storage=52 cf   Inflow=0.13 cfs  0.007 afPond 2P: R Tanks
12.0"  Round Culvert  n=0.013  L=20.0'  S=0.0000 '/'   Outflow=0.12 cfs  0.006 af

Peak Elev=92.97'   Inflow=0.12 cfs  0.006 afPond OCS: outlet control structure
   Outflow=0.12 cfs  0.006 af

Total Runoff Area = 1.175 ac   Runoff Volume = 0.028 af   Average Runoff Depth = 0.28"
61.98% Pervious = 0.728 ac     38.02% Impervious = 0.447 ac
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Summary for Subcatchment 1S: parking and front

Runoff = 0.13 cfs @ 12.10 hrs,  Volume= 0.007 af,  Depth> 0.23"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

11,200 98 Paved parking & roofs
5,146 74 >75% Grass cover, Good, HSG C

16,346 90 Weighted Average
5,146 31.48% Pervious Area

11,200 68.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct entry

Summary for Subcatchment 2S: Roof and back

Runoff = 0.13 cfs @ 12.09 hrs,  Volume= 0.007 af,  Depth> 0.34"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

8,253 98 Unconnected roofs, HSG C
2,283 74 >75% Grass cover, Good, HSG C

10,536 93 Weighted Average
2,283 21.67% Pervious Area
8,253 78.33% Impervious Area
8,253 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry,
5.0 0 Total,  Increased to minimum Tc = 6.0 min

Summary for Subcatchment 5S: Remaining undeveloped

Runoff = 0.25 cfs @ 12.10 hrs,  Volume= 0.014 af,  Depth> 0.30"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

* 24,285 92 wooded wetland

24,285 100.00% Pervious Area
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.2 20 0.0300 0.06 Sheet Flow,
Woods: Light underbrush   n= 0.400   P2= 3.00"

1.3 70 0.0300 0.87 Shallow Concentrated Flow,
Woodland   Kv= 5.0 fps

6.5 90 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

Inflow Area = 1.175 ac, 38.02% Impervious,  Inflow Depth > 0.20"    for  1-inch event
Inflow = 0.38 cfs @ 12.10 hrs,  Volume= 0.020 af
Outflow = 0.38 cfs @ 12.10 hrs,  Volume= 0.020 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2

Summary for Pond 1P: R Tanks

Inflow Area = 0.375 ac, 68.52% Impervious,  Inflow Depth > 0.23"    for  1-inch event
Inflow = 0.13 cfs @ 12.10 hrs,  Volume= 0.007 af
Outflow = 0.00 cfs @ 3.00 hrs,  Volume= 0.000 af,  Atten= 100%,  Lag= 0.0 min
Primary = 0.00 cfs @ 3.00 hrs,  Volume= 0.000 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 92.21' @ 15.00 hrs   Surf.Area= 2,703 sf   Storage= 309 cf

Plug-Flow detention time=(not calculated: initial storage exceeds outflow)
Center-of-Mass det. time= (not calculated: no outflow)

Volume Invert Avail.Storage Storage Description

#1A 91.94' 1,687 cf 21.06'W x 128.33'L x 2.69'H Field A
7,280 cf Overall - 3,062 cf Embedded = 4,218 cf  x 40.0% Voids

#2A 92.19' 2,909 cf ACF R-Tank HD 1.0  x 689  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
13 Rows of 53 Chambers

4,596 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 80.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.00 cfs @ 3.00 hrs  HW=91.94'  TW=91.94'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)



Type III 24-hr  1-inch Rainfall=1.00"Bishop St Post Develomment 5-21-15
  Printed  5/22/2015Prepared by {enter your company name here}

Page 9HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Summary for Pond 2P: R Tanks

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 0.13"    for  1-inch event
Inflow = 0.13 cfs @ 12.09 hrs,  Volume= 0.007 af
Outflow = 0.12 cfs @ 12.11 hrs,  Volume= 0.006 af,  Atten= 2%,  Lag= 1.0 min
Primary = 0.12 cfs @ 12.11 hrs,  Volume= 0.006 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 92.90' @ 12.11 hrs   Surf.Area= 104 sf   Storage= 52 cf

Plug-Flow detention time=31.2 min calculated for 0.006 af (84% of inflow)
Center-of-Mass det. time= 12.6 min ( 762.9 - 750.3 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 94 cf 6.62'W x 15.73'L x 2.69'H Field A
281 cf Overall - 44 cf Embedded = 236 cf  x 40.0% Voids

#2A 92.19' 42 cf ACF R-Tank HD 1.0  x 10  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
2 Rows of 5 Chambers

137 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 20.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.00 cfs @ 12.11 hrs  HW=92.90'  TW=92.97'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)

Summary for Pond OCS: outlet control structure

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 0.11"    for  1-inch event
Inflow = 0.12 cfs @ 12.11 hrs,  Volume= 0.006 af
Outflow = 0.12 cfs @ 12.11 hrs,  Volume= 0.006 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.12 cfs @ 12.11 hrs,  Volume= 0.006 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 92.97' @ 12.11 hrs

Device Routing Invert Outlet Devices

#1 Primary 93.30' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 93.30' 4.0" Vert. Orifice/Grate  C= 0.600
#3 Primary 92.80' 4.0" Vert. Orifice/Grate X 2.00  C= 0.600
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Primary OutFlow  Max=0.12 cfs @ 12.11 hrs  HW=92.97'  TW=0.00'   (Dynamic Tailwater)
1=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
2=Orifice/Grate  ( Controls 0.00 cfs)
3=Orifice/Grate  (Orifice Controls 0.12 cfs @ 1.40 fps)
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Time span=3.00-15.00 hrs, dt=0.01 hrs, 1201 points x 2
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=16,346 sf   68.52% Impervious   Runoff Depth>1.58"Subcatchment1S: parking and front
   Tc=6.0 min   CN=90   Runoff=0.87 cfs  0.049 af

Runoff Area=10,536 sf   78.33% Impervious   Runoff Depth>1.83"Subcatchment2S: Roof and back
   Tc=6.0 min   CN=93   Runoff=0.62 cfs  0.037 af

Runoff Area=24,285 sf   0.00% Impervious   Runoff Depth>1.74"Subcatchment5S: Remainingundeveloped
   Flow Length=90'   Slope=0.0300 '/'   Tc=6.5 min   CN=92   Runoff=1.36 cfs  0.081 af

   Inflow=1.98 cfs  0.123 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=1.98 cfs  0.123 af

Peak Elev=92.91'  Storage=1,884 cf   Inflow=0.87 cfs  0.049 afPond 1P: R Tanks
12.0"  Round Culvert  n=0.013  L=80.0'  S=0.0000 '/'   Outflow=0.05 cfs  0.006 af

Peak Elev=93.41'  Storage=82 cf   Inflow=0.62 cfs  0.043 afPond 2P: R Tanks
12.0"  Round Culvert  n=0.013  L=20.0'  S=0.0000 '/'   Outflow=0.63 cfs  0.042 af

Peak Elev=93.34'   Inflow=0.63 cfs  0.042 afPond OCS: outlet control structure
   Outflow=0.63 cfs  0.042 af

Total Runoff Area = 1.175 ac   Runoff Volume = 0.167 af   Average Runoff Depth = 1.71"
61.98% Pervious = 0.728 ac     38.02% Impervious = 0.447 ac
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Summary for Subcatchment 1S: parking and front

Runoff = 0.87 cfs @ 12.09 hrs,  Volume= 0.049 af,  Depth> 1.58"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.00"

Area (sf) CN Description

11,200 98 Paved parking & roofs
5,146 74 >75% Grass cover, Good, HSG C

16,346 90 Weighted Average
5,146 31.48% Pervious Area

11,200 68.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct entry

Summary for Subcatchment 2S: Roof and back

Runoff = 0.62 cfs @ 12.09 hrs,  Volume= 0.037 af,  Depth> 1.83"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.00"

Area (sf) CN Description

8,253 98 Unconnected roofs, HSG C
2,283 74 >75% Grass cover, Good, HSG C

10,536 93 Weighted Average
2,283 21.67% Pervious Area
8,253 78.33% Impervious Area
8,253 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry,
5.0 0 Total,  Increased to minimum Tc = 6.0 min

Summary for Subcatchment 5S: Remaining undeveloped

Runoff = 1.36 cfs @ 12.09 hrs,  Volume= 0.081 af,  Depth> 1.74"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.00"

Area (sf) CN Description

* 24,285 92 wooded wetland

24,285 100.00% Pervious Area
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.2 20 0.0300 0.06 Sheet Flow,
Woods: Light underbrush   n= 0.400   P2= 3.00"

1.3 70 0.0300 0.87 Shallow Concentrated Flow,
Woodland   Kv= 5.0 fps

6.5 90 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

Inflow Area = 1.175 ac, 38.02% Impervious,  Inflow Depth > 1.26"    for  2-Year event
Inflow = 1.98 cfs @ 12.09 hrs,  Volume= 0.123 af
Outflow = 1.98 cfs @ 12.09 hrs,  Volume= 0.123 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2

Summary for Pond 1P: R Tanks

Inflow Area = 0.375 ac, 68.52% Impervious,  Inflow Depth > 1.58"    for  2-Year event
Inflow = 0.87 cfs @ 12.09 hrs,  Volume= 0.049 af
Outflow = 0.05 cfs @ 14.56 hrs,  Volume= 0.006 af,  Atten= 94%,  Lag= 148.4 min
Primary = 0.05 cfs @ 14.56 hrs,  Volume= 0.007 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 92.91' @ 14.22 hrs   Surf.Area= 2,703 sf   Storage= 1,884 cf

Plug-Flow detention time=243.7 min calculated for 0.006 af (13% of inflow)
Center-of-Mass det. time= 118.6 min ( 850.6 - 732.1 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 1,687 cf 21.06'W x 128.33'L x 2.69'H Field A
7,280 cf Overall - 3,062 cf Embedded = 4,218 cf  x 40.0% Voids

#2A 92.19' 2,909 cf ACF R-Tank HD 1.0  x 689  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
13 Rows of 53 Chambers

4,596 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 80.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.08 cfs @ 14.56 hrs  HW=92.91'  TW=92.85'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.08 cfs @ 0.65 fps)
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Summary for Pond 2P: R Tanks

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 0.84"    for  2-Year event
Inflow = 0.62 cfs @ 12.09 hrs,  Volume= 0.043 af
Outflow = 0.63 cfs @ 12.16 hrs,  Volume= 0.042 af,  Atten= 0%,  Lag= 4.5 min
Primary = 0.63 cfs @ 12.16 hrs,  Volume= 0.042 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.41' @ 12.09 hrs   Surf.Area= 104 sf   Storage= 82 cf

Plug-Flow detention time=12.0 min calculated for 0.042 af (97% of inflow)
Center-of-Mass det. time= 8.0 min ( 748.9 - 741.0 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 94 cf 6.62'W x 15.73'L x 2.69'H Field A
281 cf Overall - 44 cf Embedded = 236 cf  x 40.0% Voids

#2A 92.19' 42 cf ACF R-Tank HD 1.0  x 10  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
2 Rows of 5 Chambers

137 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 20.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.00 cfs @ 12.16 hrs  HW=93.27'  TW=93.34'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)

Summary for Pond OCS: outlet control structure

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 0.82"    for  2-Year event
Inflow = 0.63 cfs @ 12.16 hrs,  Volume= 0.042 af
Outflow = 0.63 cfs @ 12.16 hrs,  Volume= 0.042 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.63 cfs @ 12.16 hrs,  Volume= 0.042 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.34' @ 12.16 hrs

Device Routing Invert Outlet Devices

#1 Primary 93.30' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 93.30' 4.0" Vert. Orifice/Grate  C= 0.600
#3 Primary 92.80' 4.0" Vert. Orifice/Grate X 2.00  C= 0.600
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Primary OutFlow  Max=0.63 cfs @ 12.16 hrs  HW=93.34'  TW=0.00'   (Dynamic Tailwater)
1=Sharp-Crested Rectangular Weir  (Weir Controls 0.11 cfs @ 0.66 fps)
2=Orifice/Grate  (Orifice Controls 0.00 cfs @ 0.69 fps)
3=Orifice/Grate  (Orifice Controls 0.51 cfs @ 2.95 fps)
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Time span=3.00-15.00 hrs, dt=0.01 hrs, 1201 points x 2
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=16,346 sf   68.52% Impervious   Runoff Depth>2.92"Subcatchment1S: parking and front
   Tc=6.0 min   CN=90   Runoff=1.53 cfs  0.091 af

Runoff Area=10,536 sf   78.33% Impervious   Runoff Depth>3.22"Subcatchment2S: Roof and back
   Tc=6.0 min   CN=93   Runoff=1.04 cfs  0.065 af

Runoff Area=24,285 sf   0.00% Impervious   Runoff Depth>3.12"Subcatchment5S: Remainingundeveloped
   Flow Length=90'   Slope=0.0300 '/'   Tc=6.5 min   CN=92   Runoff=2.32 cfs  0.145 af

   Inflow=3.37 cfs  0.259 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=3.37 cfs  0.259 af

Peak Elev=93.38'  Storage=2,951 cf   Inflow=1.53 cfs  0.091 afPond 1P: R Tanks
12.0"  Round Culvert  n=0.013  L=80.0'  S=0.0000 '/'   Outflow=0.60 cfs  0.034 af

Peak Elev=93.54'  Storage=90 cf   Inflow=1.04 cfs  0.116 afPond 2P: R Tanks
12.0"  Round Culvert  n=0.013  L=20.0'  S=0.0000 '/'   Outflow=1.04 cfs  0.114 af

Peak Elev=93.41'   Inflow=1.04 cfs  0.114 afPond OCS: outlet control structure
   Outflow=1.04 cfs  0.114 af

Total Runoff Area = 1.175 ac   Runoff Volume = 0.301 af   Average Runoff Depth = 3.07"
61.98% Pervious = 0.728 ac     38.02% Impervious = 0.447 ac
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Summary for Subcatchment 1S: parking and front

Runoff = 1.53 cfs @ 12.09 hrs,  Volume= 0.091 af,  Depth> 2.92"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.70"

Area (sf) CN Description

11,200 98 Paved parking & roofs
5,146 74 >75% Grass cover, Good, HSG C

16,346 90 Weighted Average
5,146 31.48% Pervious Area

11,200 68.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct entry

Summary for Subcatchment 2S: Roof and back

Runoff = 1.04 cfs @ 12.08 hrs,  Volume= 0.065 af,  Depth> 3.22"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.70"

Area (sf) CN Description

8,253 98 Unconnected roofs, HSG C
2,283 74 >75% Grass cover, Good, HSG C

10,536 93 Weighted Average
2,283 21.67% Pervious Area
8,253 78.33% Impervious Area
8,253 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry,
5.0 0 Total,  Increased to minimum Tc = 6.0 min

Summary for Subcatchment 5S: Remaining undeveloped

Runoff = 2.32 cfs @ 12.09 hrs,  Volume= 0.145 af,  Depth> 3.12"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.70"

Area (sf) CN Description

* 24,285 92 wooded wetland

24,285 100.00% Pervious Area
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.2 20 0.0300 0.06 Sheet Flow,
Woods: Light underbrush   n= 0.400   P2= 3.00"

1.3 70 0.0300 0.87 Shallow Concentrated Flow,
Woodland   Kv= 5.0 fps

6.5 90 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

Inflow Area = 1.175 ac, 38.02% Impervious,  Inflow Depth > 2.65"    for  10-Year event
Inflow = 3.37 cfs @ 12.09 hrs,  Volume= 0.259 af
Outflow = 3.37 cfs @ 12.09 hrs,  Volume= 0.259 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2

Summary for Pond 1P: R Tanks

Inflow Area = 0.375 ac, 68.52% Impervious,  Inflow Depth > 2.92"    for  10-Year event
Inflow = 1.53 cfs @ 12.09 hrs,  Volume= 0.091 af
Outflow = 0.60 cfs @ 12.50 hrs,  Volume= 0.034 af,  Atten= 61%,  Lag= 24.9 min
Primary = 0.60 cfs @ 12.50 hrs,  Volume= 0.051 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.38' @ 12.54 hrs   Surf.Area= 2,703 sf   Storage= 2,951 cf

Plug-Flow detention time=154.0 min calculated for 0.034 af (37% of inflow)
Center-of-Mass det. time= 83.9 min ( 804.1 - 720.2 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 1,687 cf 21.06'W x 128.33'L x 2.69'H Field A
7,280 cf Overall - 3,062 cf Embedded = 4,218 cf  x 40.0% Voids

#2A 92.19' 2,909 cf ACF R-Tank HD 1.0  x 689  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
13 Rows of 53 Chambers

4,596 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 80.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.39 cfs @ 12.50 hrs  HW=93.38'  TW=93.33'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.39 cfs @ 0.85 fps)
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Summary for Pond 2P: R Tanks

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 2.25"    for  10-Year event
Inflow = 1.04 cfs @ 12.08 hrs,  Volume= 0.116 af
Outflow = 1.04 cfs @ 12.09 hrs,  Volume= 0.114 af,  Atten= 0%,  Lag= 0.3 min
Primary = 1.04 cfs @ 12.09 hrs,  Volume= 0.114 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.54' @ 12.09 hrs   Surf.Area= 104 sf   Storage= 90 cf

Plug-Flow detention time=6.4 min calculated for 0.114 af (98% of inflow)
Center-of-Mass det. time= 4.2 min ( 752.3 - 748.2 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 94 cf 6.62'W x 15.73'L x 2.69'H Field A
281 cf Overall - 44 cf Embedded = 236 cf  x 40.0% Voids

#2A 92.19' 42 cf ACF R-Tank HD 1.0  x 10  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
2 Rows of 5 Chambers

137 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 20.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=1.04 cfs @ 12.09 hrs  HW=93.54'  TW=93.41'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 1.04 cfs @ 1.39 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 2.23"    for  10-Year event
Inflow = 1.04 cfs @ 12.09 hrs,  Volume= 0.114 af
Outflow = 1.04 cfs @ 12.09 hrs,  Volume= 0.114 af,  Atten= 0%,  Lag= 0.0 min
Primary = 1.04 cfs @ 12.09 hrs,  Volume= 0.114 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.41' @ 12.09 hrs

Device Routing Invert Outlet Devices

#1 Primary 93.30' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 93.30' 4.0" Vert. Orifice/Grate  C= 0.600
#3 Primary 92.80' 4.0" Vert. Orifice/Grate X 2.00  C= 0.600
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Primary OutFlow  Max=1.04 cfs @ 12.09 hrs  HW=93.41'  TW=0.00'   (Dynamic Tailwater)
1=Sharp-Crested Rectangular Weir  (Weir Controls 0.46 cfs @ 1.07 fps)
2=Orifice/Grate  (Orifice Controls 0.03 cfs @ 1.12 fps)
3=Orifice/Grate  (Orifice Controls 0.56 cfs @ 3.20 fps)
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Time span=3.00-15.00 hrs, dt=0.01 hrs, 1201 points x 2
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=16,346 sf   68.52% Impervious   Runoff Depth>3.57"Subcatchment1S: parking and front
   Tc=6.0 min   CN=90   Runoff=1.84 cfs  0.112 af

Runoff Area=10,536 sf   78.33% Impervious   Runoff Depth>3.88"Subcatchment2S: Roof and back
   Tc=6.0 min   CN=93   Runoff=1.24 cfs  0.078 af

Runoff Area=24,285 sf   0.00% Impervious   Runoff Depth>3.78"Subcatchment5S: Remainingundeveloped
   Flow Length=90'   Slope=0.0300 '/'   Tc=6.5 min   CN=92   Runoff=2.77 cfs  0.175 af

   Inflow=4.01 cfs  0.307 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=4.01 cfs  0.307 af

Peak Elev=93.54'  Storage=3,299 cf   Inflow=1.84 cfs  0.112 afPond 1P: R Tanks
12.0"  Round Culvert  n=0.013  L=80.0'  S=0.0000 '/'   Outflow=0.56 cfs  0.054 af

Peak Elev=93.61'  Storage=93 cf   Inflow=1.24 cfs  0.133 afPond 2P: R Tanks
12.0"  Round Culvert  n=0.013  L=20.0'  S=0.0000 '/'   Outflow=1.24 cfs  0.131 af

Peak Elev=93.43'   Inflow=1.24 cfs  0.131 afPond OCS: outlet control structure
   Outflow=1.24 cfs  0.131 af

Total Runoff Area = 1.175 ac   Runoff Volume = 0.365 af   Average Runoff Depth = 3.73"
61.98% Pervious = 0.728 ac     38.02% Impervious = 0.447 ac
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Summary for Subcatchment 1S: parking and front

Runoff = 1.84 cfs @ 12.08 hrs,  Volume= 0.112 af,  Depth> 3.57"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-Year Rainfall=5.50"

Area (sf) CN Description

11,200 98 Paved parking & roofs
5,146 74 >75% Grass cover, Good, HSG C

16,346 90 Weighted Average
5,146 31.48% Pervious Area

11,200 68.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct entry

Summary for Subcatchment 2S: Roof and back

Runoff = 1.24 cfs @ 12.08 hrs,  Volume= 0.078 af,  Depth> 3.88"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-Year Rainfall=5.50"

Area (sf) CN Description

8,253 98 Unconnected roofs, HSG C
2,283 74 >75% Grass cover, Good, HSG C

10,536 93 Weighted Average
2,283 21.67% Pervious Area
8,253 78.33% Impervious Area
8,253 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry,
5.0 0 Total,  Increased to minimum Tc = 6.0 min

Summary for Subcatchment 5S: Remaining undeveloped

Runoff = 2.77 cfs @ 12.09 hrs,  Volume= 0.175 af,  Depth> 3.78"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  25-Year Rainfall=5.50"

Area (sf) CN Description

* 24,285 92 wooded wetland

24,285 100.00% Pervious Area
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.2 20 0.0300 0.06 Sheet Flow,
Woods: Light underbrush   n= 0.400   P2= 3.00"

1.3 70 0.0300 0.87 Shallow Concentrated Flow,
Woodland   Kv= 5.0 fps

6.5 90 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

Inflow Area = 1.175 ac, 38.02% Impervious,  Inflow Depth > 3.13"    for  25-Year event
Inflow = 4.01 cfs @ 12.09 hrs,  Volume= 0.307 af
Outflow = 4.01 cfs @ 12.09 hrs,  Volume= 0.307 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2

Summary for Pond 1P: R Tanks

Inflow Area = 0.375 ac, 68.52% Impervious,  Inflow Depth > 3.57"    for  25-Year event
Inflow = 1.84 cfs @ 12.08 hrs,  Volume= 0.112 af
Outflow = 0.56 cfs @ 12.96 hrs,  Volume= 0.054 af,  Atten= 70%,  Lag= 52.6 min
Primary = 0.56 cfs @ 12.96 hrs,  Volume= 0.054 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.54' @ 12.42 hrs   Surf.Area= 2,703 sf   Storage= 3,299 cf

Plug-Flow detention time=129.9 min calculated for 0.054 af (49% of inflow)
Center-of-Mass det. time= 73.6 min ( 789.8 - 716.1 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 1,687 cf 21.06'W x 128.33'L x 2.69'H Field A
7,280 cf Overall - 3,062 cf Embedded = 4,218 cf  x 40.0% Voids

#2A 92.19' 2,909 cf ACF R-Tank HD 1.0  x 689  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
13 Rows of 53 Chambers

4,596 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 80.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.70 cfs @ 12.96 hrs  HW=93.37'  TW=93.20'   (Dynamic Tailwater)
1=Culvert  (Outlet Controls 0.70 cfs @ 1.58 fps)
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Summary for Pond 2P: R Tanks

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 2.58"    for  25-Year event
Inflow = 1.24 cfs @ 12.08 hrs,  Volume= 0.133 af
Outflow = 1.24 cfs @ 12.09 hrs,  Volume= 0.131 af,  Atten= 0%,  Lag= 0.3 min
Primary = 1.24 cfs @ 12.09 hrs,  Volume= 0.131 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.61' @ 12.09 hrs   Surf.Area= 104 sf   Storage= 93 cf

Plug-Flow detention time=6.1 min calculated for 0.131 af (99% of inflow)
Center-of-Mass det. time= 4.0 min ( 744.4 - 740.5 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 94 cf 6.62'W x 15.73'L x 2.69'H Field A
281 cf Overall - 44 cf Embedded = 236 cf  x 40.0% Voids

#2A 92.19' 42 cf ACF R-Tank HD 1.0  x 10  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
2 Rows of 5 Chambers

137 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 20.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=1.24 cfs @ 12.09 hrs  HW=93.61'  TW=93.43'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 1.24 cfs @ 1.59 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 2.55"    for  25-Year event
Inflow = 1.24 cfs @ 12.09 hrs,  Volume= 0.131 af
Outflow = 1.24 cfs @ 12.09 hrs,  Volume= 0.131 af,  Atten= 0%,  Lag= 0.0 min
Primary = 1.24 cfs @ 12.09 hrs,  Volume= 0.131 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.43' @ 12.09 hrs

Device Routing Invert Outlet Devices

#1 Primary 93.30' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 93.30' 4.0" Vert. Orifice/Grate  C= 0.600
#3 Primary 92.80' 4.0" Vert. Orifice/Grate X 2.00  C= 0.600



Type III 24-hr  25-Year Rainfall=5.50"Bishop St Post Develomment 5-21-15
  Printed  5/22/2015Prepared by {enter your company name here}

Page 25HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Primary OutFlow  Max=1.24 cfs @ 12.09 hrs  HW=93.43'  TW=0.00'   (Dynamic Tailwater)
1=Sharp-Crested Rectangular Weir  (Weir Controls 0.63 cfs @ 1.19 fps)
2=Orifice/Grate  (Orifice Controls 0.04 cfs @ 1.24 fps)
3=Orifice/Grate  (Orifice Controls 0.57 cfs @ 3.29 fps)
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Time span=3.00-15.00 hrs, dt=0.01 hrs, 1201 points x 2
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=16,346 sf   68.52% Impervious   Runoff Depth>4.56"Subcatchment1S: parking and front
   Tc=6.0 min   CN=90   Runoff=2.30 cfs  0.142 af

Runoff Area=10,536 sf   78.33% Impervious   Runoff Depth>4.88"Subcatchment2S: Roof and back
   Tc=6.0 min   CN=93   Runoff=1.54 cfs  0.098 af

Runoff Area=24,285 sf   0.00% Impervious   Runoff Depth>4.77"Subcatchment5S: Remainingundeveloped
   Flow Length=90'   Slope=0.0300 '/'   Tc=6.5 min   CN=92   Runoff=3.44 cfs  0.222 af

   Inflow=4.98 cfs  0.414 afReach 1R: ANALYSISPOINT A: wetland
   Outflow=4.98 cfs  0.414 af

Peak Elev=93.86'  Storage=3,758 cf   Inflow=2.30 cfs  0.142 afPond 1P: R Tanks
12.0"  Round Culvert  n=0.013  L=80.0'  S=0.0000 '/'   Outflow=1.29 cfs  0.085 af

Peak Elev=93.90'  Storage=106 cf   Inflow=2.20 cfs  0.194 afPond 2P: R Tanks
12.0"  Round Culvert  n=0.013  L=20.0'  S=0.0000 '/'   Outflow=2.02 cfs  0.192 af

Peak Elev=93.52'   Inflow=2.02 cfs  0.192 afPond OCS: outlet control structure
   Outflow=2.02 cfs  0.192 af

Total Runoff Area = 1.175 ac   Runoff Volume = 0.463 af   Average Runoff Depth = 4.73"
61.98% Pervious = 0.728 ac     38.02% Impervious = 0.447 ac
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Summary for Subcatchment 1S: parking and front

Runoff = 2.30 cfs @ 12.08 hrs,  Volume= 0.142 af,  Depth> 4.56"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=6.70"

Area (sf) CN Description

11,200 98 Paved parking & roofs
5,146 74 >75% Grass cover, Good, HSG C

16,346 90 Weighted Average
5,146 31.48% Pervious Area

11,200 68.52% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct entry

Summary for Subcatchment 2S: Roof and back

Runoff = 1.54 cfs @ 12.08 hrs,  Volume= 0.098 af,  Depth> 4.88"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=6.70"

Area (sf) CN Description

8,253 98 Unconnected roofs, HSG C
2,283 74 >75% Grass cover, Good, HSG C

10,536 93 Weighted Average
2,283 21.67% Pervious Area
8,253 78.33% Impervious Area
8,253 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry,
5.0 0 Total,  Increased to minimum Tc = 6.0 min

Summary for Subcatchment 5S: Remaining undeveloped

Runoff = 3.44 cfs @ 12.09 hrs,  Volume= 0.222 af,  Depth> 4.77"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=6.70"

Area (sf) CN Description

* 24,285 92 wooded wetland

24,285 100.00% Pervious Area
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Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.2 20 0.0300 0.06 Sheet Flow,
Woods: Light underbrush   n= 0.400   P2= 3.00"

1.3 70 0.0300 0.87 Shallow Concentrated Flow,
Woodland   Kv= 5.0 fps

6.5 90 Total

Summary for Reach 1R: ANALYSIS POINT A: wetland

Inflow Area = 1.175 ac, 38.02% Impervious,  Inflow Depth > 4.23"    for  100-Year event
Inflow = 4.98 cfs @ 12.09 hrs,  Volume= 0.414 af
Outflow = 4.98 cfs @ 12.09 hrs,  Volume= 0.414 af,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2

Summary for Pond 1P: R Tanks

Inflow Area = 0.375 ac, 68.52% Impervious,  Inflow Depth > 4.56"    for  100-Year event
Inflow = 2.30 cfs @ 12.08 hrs,  Volume= 0.142 af
Outflow = 1.29 cfs @ 12.19 hrs,  Volume= 0.085 af,  Atten= 44%,  Lag= 6.3 min
Primary = 1.30 cfs @ 12.19 hrs,  Volume= 0.096 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.86' @ 12.21 hrs   Surf.Area= 2,703 sf   Storage= 3,758 cf

Plug-Flow detention time=116.5 min calculated for 0.085 af (59% of inflow)
Center-of-Mass det. time= 70.3 min ( 781.4 - 711.1 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 1,687 cf 21.06'W x 128.33'L x 2.69'H Field A
7,280 cf Overall - 3,062 cf Embedded = 4,218 cf  x 40.0% Voids

#2A 92.19' 2,909 cf ACF R-Tank HD 1.0  x 689  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
13 Rows of 53 Chambers

4,596 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 80.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.00 cfs @ 12.19 hrs  HW=93.85'  TW=93.87'   (Dynamic Tailwater)
1=Culvert  ( Controls 0.00 cfs)
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Summary for Pond 2P: R Tanks

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 3.78"    for  100-Year event
Inflow = 2.20 cfs @ 12.19 hrs,  Volume= 0.194 af
Outflow = 2.02 cfs @ 12.22 hrs,  Volume= 0.192 af,  Atten= 8%,  Lag= 1.7 min
Primary = 2.02 cfs @ 12.22 hrs,  Volume= 0.192 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.90' @ 12.20 hrs   Surf.Area= 104 sf   Storage= 106 cf

Plug-Flow detention time=4.4 min calculated for 0.192 af (99% of inflow)
Center-of-Mass det. time= 3.0 min ( 746.2 - 743.2 )

Volume Invert Avail.Storage Storage Description

#1A 91.94' 94 cf 6.62'W x 15.73'L x 2.69'H Field A
281 cf Overall - 44 cf Embedded = 236 cf  x 40.0% Voids

#2A 92.19' 42 cf ACF R-Tank HD 1.0  x 10  Inside #1
Inside= 15.7"W x 17.3"H => 1.80 sf x 2.35'L = 4.2 cf
Outside= 15.7"W x 17.3"H => 1.89 sf x 2.35'L = 4.4 cf
2 Rows of 5 Chambers

137 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 92.63' 12.0"  Round Culvert
L= 20.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 92.63' / 92.63' S= 0.0000 '/' Cc= 0.900
n= 0.013 Corrugated PE, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=1.83 cfs @ 12.22 hrs  HW=93.89'  TW=93.52'   (Dynamic Tailwater)
1=Culvert  (Inlet Controls 1.83 cfs @ 2.34 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 0.617 ac, 72.36% Impervious,  Inflow Depth > 3.74"    for  100-Year event
Inflow = 2.02 cfs @ 12.22 hrs,  Volume= 0.192 af
Outflow = 2.02 cfs @ 12.22 hrs,  Volume= 0.192 af,  Atten= 0%,  Lag= 0.0 min
Primary = 2.02 cfs @ 12.22 hrs,  Volume= 0.192 af

Routing by Dyn-Stor-Ind method, Time Span= 3.00-15.00 hrs, dt= 0.01 hrs / 2
Peak Elev= 93.52' @ 12.22 hrs

Device Routing Invert Outlet Devices

#1 Primary 93.30' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 93.30' 4.0" Vert. Orifice/Grate  C= 0.600
#3 Primary 92.80' 4.0" Vert. Orifice/Grate X 2.00  C= 0.600
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Primary OutFlow  Max=2.02 cfs @ 12.22 hrs  HW=93.52'  TW=0.00'   (Dynamic Tailwater)
1=Sharp-Crested Rectangular Weir  (Weir Controls 1.30 cfs @ 1.52 fps)
2=Orifice/Grate  (Orifice Controls 0.09 cfs @ 1.58 fps)
3=Orifice/Grate  (Orifice Controls 0.62 cfs @ 3.57 fps)



 

Bishop Street Stormwater  

Inspection and Maintenance Plan 
 

Inspection and Maintenance Contract: 

Long-term inspection and maintenance by a DEP approved stormwater maintenance inspector 

shall be regularly provided under a five-year binding inspection and maintenance contract that 

must be renewed prior to contract expiration.  A legal agreement shall be established with 

responsibility for inspection and maintenance and should list specific maintenance 

responsibilities (including timetables) as well as provide for funding for the long-term inspection 

and maintenance.  Debris and sediment buildup shall be removed from the forebay, basin, stone 

filter, or paver system as needed. 

Inspection schedule: 

During the first year of operation, filtration BMPs shall be inspected twice annually and 

following major storm events. Thereafter, the filter should be inspected every six months to 

ensure that it is draining within 48 hours following a 1-inch storm.  Additionally, a storm that 

fills the system to overflow should be monitored to confirm in drains in no less than 36 hours and 

within 60 hours.  

Vegetated Soil Filter: 

Maintenance criteria for the vegetated soil filter are as follows: 

 Debris and sediment buildup shall be removed from the vegetated soil filter system as 

needed. The removed sediments should be disposed in an appropriate manner. 

 Mowing of the grassed basin can occur semi-annually to a height of no less than 6 inches. 

If mowing is desired only hand-held or push-mowers shall be used (no tractors). 

 Any bare areas or erosion rills shall be repaired with new media filter or sandy loam then 

seeded and mulched.  Fertilization of the filter area should be avoided unless abslolutely 

necessary to establish vegetation. 

 Harvesting and pruning of excessive growth will need to be done occasionally.  Weeding 

to control unwanted or invasive plants may also be necessary.  Add new mulch only as 

necessary. 
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 Maintaining good grass cover will minimize clogging with fine sediments and if ponding 

exceeds 48 hours, the top of the filter bed must be tilled to reestablish the soil’s filtration 

capacity. 

 Should water pond on the surface of the filter bed for longer than 72 hours, the top 

several inches of the filter shall be replaced with fresh material.  The removed material 

shall be disposed properly. 

R-Tank Stormwater Detention: 

Inspection and Maintenance of the R-Tank shall be in accordance with the manufacturer’s 

recommended practices to provide the performance required by the design. The R-Tank system 

includes inspection ports and maintenance ports, each of which has a cover at the surface.  A 

visual inspection of all ports should be used to determine the depth of sediments deposited in the 

R-Tank system.  The system should be back-flushed once the sediment accumulation has reached 

the manufacturer’s limits.  Once removed, sediment-laden water must be disposed of properly. 

Roof Dripline Filter: 

The roof dripline filter bed is part of the stormwater management plan and requires maintenance 

similar to the vegetated soil filter basin.  Debris and sediment buildup shall be removed from the 

stone filter bed system as needed and shall be properly disposed.  The filter bed must not be 

paved over or altered in any way.  

Manmade Pervious Surfaces: 

Long-term inspection and maintenance by a DEP approved stormwater maintenance inspector 

shall be regularly provided under a five-year binding inspection and maintenance contract that 

must be renewed prior to contract expiration.  Maintenance criteria for manmade pervious 

surfaces are as follows: 

 Debris and sediment buildup shall be removed from the paver system using a vac truck as 

needed and shall be disposed properly.  

 Remove sediment when the surface infiltration rates of more than 75% of the surface area 

fall below 10% of the post-installation verified surface infiltration rate. 

 Remove sediment when surface ponding remains for more than 24 hours after the storm 

event in an area larger than 10 square feet. 

 Restrain vehicles with muddy wheels from accessing pervious pavement areas. 

 Limit salt use for deicing and do not use sand. 
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 Remove leaves and organic debris in the fall. 

 Sweep, vacuum and/or pressure wash pavement twice annually at a minimum. 

Inline Roof Drain Filter: 

The maintenance of inline roof drain filters shall be in accordance with the manufacturer’s 

recommended requirements to ensure the performance requirements are met.  At a minimum, it 

is recommended that the filters are inspected and cleaned twice per year.  Replace the filter 

cartridge annually.  All debris and spent filter material shall be properly disposed. 



IAPMO Research and Testing, Inc. is a product certification body which tests and inspects samples taken from the supplier's stock or from the market or a
combination of both to verify compliance to the requirements of applicable codes and standards. This activity is coupled with periodic surveillance of the
supplier's factory and warehouses as well as the assessment of the supplier's Quality Assurance System. This listing is subject to the conditions set forth in
the characteristics below and is not to be construed as any recommendation, assurance or guarantee by IAPMO Research and Testing, Inc. of the product
acceptance by Authorities Having Jurisdiction.

This listing period is based upon the last date of the month indicated on the Effective Date and Void After Date shown above. Any change in material,
manufacturing process, marking or design without having first obtained the approval of the Product Certification Committee, or any evidence of
non-compliance with applicable codes and standards or of inferior workmanship, may be deemed sufficient cause for revocation of this listing.
Production of or reference to this form for advertising purposes may be made only by specific written permission of IAPMO Research and Testing, Inc.
Any alteration of this certificate could be grounds for revocation of the listing.

The most updated information on this Certificate of Listing is available online at pld.iapmo.org

Effective Date: September 2014 Void After: September 2015

Product: In-Line Devices for Downspout Filtration File No. 6266

Issued To: Bio Clean Environmental Services, Inc.
2972 San Luis Rey Road
Oceanside, CA 92058


Identification: Each unit shall be marked with the manufacturer's name or trademark.  This

mark shall be legible, readily identified, and applied so as to be permanent.

 The product shall also bear the maintenance contact information and the UPC®

certification mark.  The markings shall be located so as to be visible after

installation.

Characteristics: In-line devices used for filtration of storm water runoff in structure

downspouts.  To be installed in accordance with the manufacturer's

instructions and the requirements of the latest edition of the Uniform

Plumbing Code.


Products listed on this certificate have been tested by an IAPMO R&T

recognized laboratory. This recognition has been granted based upon the

laboratory's compliance to the applicable requirements of ISO/IEC 17025.

Products are in compliance with the following code(s):


Uniform Plumbing Code (UPC®)
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              Void After: September 2015

Product: In-Line Devices for Downspout Filtration File No. 6266

Issued To: Bio Clean Environmental Services, Inc.

Products are in compliance with the following standard(s):


IGC 214-2009

  

 

 



 MODELS:

BC-DF4 (4")
BC-DF6 (6")
BC-DF8 (8")
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Advantages
• 10 Year Warranty

• No Nets or Geofabrics

• Sleek Inline Design

• High Treatment Flow Rate

• High Bypass Flow Rate

• Low Cost

The Bio Clean Downspout Filter is

the industry’s leading solution

for treatment of roof runoff.

This technology is used to

treat commercial and industrial

roof tops along with highrise

buildings, parking structures

and residential buildings.

Available in 3 sizes, this filter

can easily adapt to downspouts

2” to 12” in diameter. The filter

comes standard with rubber

boots that allow for easy 

installation to the downspout.

Proven since 2003, the Bio Clean

Downspout Filter has been used

on hundreds of installations

throughout the United States.

All internal components are

constructed of stainless steel.

The sleek inline design allows the

filter to be used in tight spaces. 

Approved by the IAPMO, this filter 

can meet all your needs.

Overview

www.BioCleanEnvironmental.com

Performance
• 93% Removal of TSS

• 87% Removal of Hydrocarbons

• Effective at Removing Metals, Nutrients 

   and Bacteria (Media Type)

Model # Inlet ID
(dia., in.)

Filter OD
(dia., in.)

Storage 
Cap. (cu. ft.)

Filtered 
Flow (gpm)

Bypass 
Flow (gpm)

BC-DF4 4 6.625 0.9 249 566

BC-DF6 6 8.625 0.21 509 1006

BC-DF8 8 8.625 0.21 509 1006

BC-DF10 10 12.75 0.77 1145 2264

BC-DF12 12 12.75 0.77 1145 2264

Specifications



Water Flow Path

2972 San Luis Rey Rd
Oceanside, CA 92058

p 760.433.7640 f 760.433.3176
www.BioCleanEnvironmental.com

Downspout Filter PROVEN STORMWATER TREATMENT TECHNOLOGY

Operation

Application

Adapters

BioSorb Hydro-
Carbon Boom #40 Mesh Stainless

Steel Screen
(Wraps Around Cartridge)
(Additional Filter Media Available)

Powder Coated
Filter Housing

High Flow
Bypass

Stainless Steel
Filter Cartridge

Maintenance
Handles
(for easy removal)

Bypass Flow Path

Treatment Flow Path

IAPMO Testing 
& Approval Listing

See our Website for Installation & Maintenance 
Manuals at www.BioCleanEnvironmental.com

Easily Adapts to 
Square or Rectangle 
Downspouts
  • Commercial
  • Residentail
  • Parking Structures
  • Mixed Use

Fits Inline with Iron, 
Steel or Plastic Pipe

Approvals

Installation & Maintenance



 
 

Bio Clean Downspout Filter TSS & 
Hydrocarbons Removal Testing 

 
 
 
 
 

Prepared by  
 

Bio Clean Environmental Services, Inc. 
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Testing Laboratory - PAHs 
 

D-Tek Analytical Laboratories, Inc.  
 

9020 Kenamar Drive, Suite 205 
San Diego, CA 92121 
 Phone: 858-566-4542 
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Background 
 
A number of specialty post-construction BMPs have been developed in recent years to 
deal with unique situations and constraints. Situations in which traditional proprietary and 
non-proprietary BMPs are not feasible nor even possible. Many new and retrofit projects 
characterized by curb to curb structures, such is the case with taller buildings and parking 
structures in highly urbanized or down town areas.  Due to these constraints, the need for 
BMPs that can be incorporated into these types of projects has arisen. The majority of the 
impervious surfaces on these sites are roof tops and parking area. Therefore, a BMP that 
will address the “pollutants of concern” and related concentrations and forms unique to 
these impervious areas has been in great demand in recent years. As stormwater 
regulations become more stringent the demand for BMPs the effectively and feasibly deal 
with these situations will increase. More importantly, these BMPs will have to be 
designed to work with the current drainage infrastructure of rooftops and parking 
structures. The most commonly used method for conveying runoff from these areas are 
downspouts. Downspouts are a series of vertical pipes the collect runoff from rooftops 
and parking areas, channels the water either internally or externally of the building and 
discharges at ground level either to the street or the existing drainage infrastructure 
usually sub-surface of the street.    
 
Bio Clean Environmental Services has been offering a downspout filter over the past 
three years to address the need for a stormwater BMP that will effectively treat runoff 
from rooftops and parking areas. Downspout filters are source controls, being 
inexpensive, easy to retrofit to most new and existing downspout drainage infrastructures, 
and keeping pollutants out of the water bodies. Bio Clean Environmental Services, Inc, of 
Oceanside, California performed testing on a Bio Clean Downspout Filter (BCDF) to 
determine its pollutant removal effectiveness for TSS and hydrocarbons that are 
associated with storm water runoff. The hydrocarbon testing (PAHs) was performed on 
April 25th of 2007. Attached are photographs from the test and the accompanying 
laboratory test analysis and results performed by D-Tek Analytical Laboratories, Inc. The 
TSS and turbidity testing was performed on June 3rd, 2007.  A full scale laboratory test 
was performed on a standard BCDF. The particle size gradations where used to represent 
both coarse and fine total suspended solids. Considering the pollutants usually found in 
roof runoff are comprised of both coarser roofing material and finer solids associated 
with atmospheric decomposition and wind blown material, these particle ranges are most 
closely correlated to actual field conditions. 
 
The Bio Clean Downspout Filter is designed to use numerous media types. The filter is 
designed to trap sediment, TSS, leaves, organic debris, metals, and hydrocarbons, thereby 
preventing these pollutants from entering the storm drain system where they would cause 
detrimental impacts on downstream water bodies. The Bio Clean Downspout Filter is a 
two piece metal fabricated filtering device. The filters outer shell is made of 1/8th inch 
powered coated rolled steel. The inner removable filter housing/bypass cone is 
constructed of 316 stainless steel. The inner cylinder is perforated allowing for media to 
be wrapped around it. The storage of trapped pollutants occurs in the area between the 
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inner cylinder and outer shell. The capacity of the pollutant capture chamber is 
approximately 2.94 cubic feet. The overflow capacity of the BCDF is designed to be 
greater than the peak design flow, thereby insuring that there will be no loss of hydraulic 
capacity due to the device being inline of the downspout pipe.  
 
Water flowing through the downspout filter first encounters the pollutant capture 
chamber where runoff passes through the filter media. As mentioned above the media is 
wrapped around the internal cylinder. If the flow rate through the filter media reaches 
capacity the higher flows will enter the bypass located in the middle of the top end of the 
internal cylinder. 
 
Downspout filters such as the BCDF are generally designed to capture hydrocarbons, 
sediment, and debris. Depending on the specified media the filter can be effective at 
capturing fine TSS, heavy metals, and nutrients. The Bio Clean Flume Filters standard 
filter media is a combination of BioSorb booms and X-Tex Filter Fabric. This 
combination of media allows for very effective removal of pollutants commonly present 
in stormwater runoff, particularly runoff from rooftops and parking structures. 
 
Methodology – Hydrocarbon Testing 
 
Two tests where performed at separate times. The first test focused on the BioSorb 
booms removal of TPH (total petroleum hydrocarbons). A test was designed to simulate a 
rainfall event and measure the ability of a BCDF to remove hydrocarbons. A mock 
downspout was constructed of 6” SD40 PVC piping. The constructed downspout was 
approximately seven feet in height, with the filter placed inline approximately half way 
between the bottom of the collection chamber and the top of the downspout.  A new 
downspout filter installed inline of the downspout (see pictures). A forklift with a 500 
gallon tank was allowed to discharge through a 2” valve used to regulate the flow of the 
discharged batch water into the flume at a rate of 25 gpm. It was observed that the visible 
hydrocarbons (a rainbow sheen floating on the surface) were present in the influent, prior 
to the downspout filter and were not visible in the discharge collection chamber 
(effluent), which indicated that the hydrocarbons were being absorbed by the media 
booms. The effluent was collected down stream in a container after passing through the 
filter.  
 
The batch was created by making a concentrated solution of hydrocarbon enriched water. 
The batch was intended to be mixed in 250 gallons to create a solution of highly 
contaminated water.  This solution was added to the 250 gallon water tank and agitated 
with a mixer for a period of 15 minutes before the test and also throughout the test period.  
Once mixed thoroughly a grab sample was taken form the tank.  This sample provided 
the background levels in the tank to be compared to the five tests that were run through 
the flume filter and its media.   
 
By the use of a flow meter and control valve the flow was maintained at 25 gpm.   Each 
test was conducted for approximately 2 minutes.  Each water sample was done by taking 
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three grab samples of effluent water that had passed through the filter.  This was done to 
get an average sample concentration.  Water was allowed to flow through the filter for 30 
seconds then one third of the sample water was collected in a clean vessel and poured 
into the sampling bottle. The second and third sample was taken at one minute of flow 
and the final portion of the sample was taken at approximately 2 minutes as the final 
amount of water from the test was flowing through the filter.   
 
As part of the initial sample of the influent readings where taken for pH, NTU and 
temperature.  This initial information is as follows: time of testing started at 2:06, wind 
was 0.9 mph, temperature 79.4, Barometric pressure 1014.3 hPa, starting pH = 9.3 and 
NTU= 20.5, altitude = 60 feet MSL. 
 
Results  
 
Following is a summary of the results of removal of Total Petroleum Hydrocarbons. 

Downspout Filter - Bio Sorb 

Run Pollutant Influent (mg/L) Effluent (mg/L) Percent Reduction 
   
 1  TPH 223.5 40.3 81.97%
  pH 7.07 7.22 
         
 2 TPH 223.5 18.4 91.77%
  pH 7.07 7.22 
         
 3 TPH 223.5 31.3 86.00%
  pH 7.07 7.19 
         
 4 TPH 223.5 40.6 81.83%
  pH 7.07 7.19 
         
 5 TPH 223.5 17.26 92.28%
  pH 7.07 7.18 

 
 

Pollutant 
Average 

Concentration 
Average 

Removal % 
 

TPH 29.57 86.77%
pH 7.20
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Methodology – TSS Testing – Sil-Co-Sil 106 
 
The second test was performed to measure the Bio Clean Downspouts filters ability to 
remove TSS from stormwater runoff. As with the last test, a full scale laboratory test was 
designed to simulate actual field conditions.  As described above, a mock downspout was 
constructed of 6” SD40 PVC piping. The constructed downspout was approximately 
seven feet in height, with the filter placed inline approximately half way between the 
bottom of the collection chamber and the top of the downspout. The bottom part of the 
downspout was constructed with a cut away to allow to the gathering of grab samples.  A 
new downspout filter installed inline of the downspout (see pictures). A forklift with a 
500 gallon tank was allowed to discharge through a 2” valve used to regulate the flow of 
the discharged batch water into the flume at a rate of 25 gpm. 
  
The TSS was measured in two fashions. For this test two separate soil gradations where 
used to simulate both the fine and coarse TSS associated with stormwater runoff. Exact 
weights where calculated for the two gradations. For the Sil-Co-Sil 106, exactly 4.67 
pounds where weighed out and mixed into the 400 gallons of water present in the water 
tank. This calculates to precisely 1400 mg/L. The water tank was agitated with a mixer 
for a period of 15 minutes before the test and also throughout the test period.  Once 
mixed thoroughly a grab sample was taken form the tank and measured for turbidity. Due 
to the fine nature of the Sil-Co-Sil 106 (mean particle size of 20 microns) turbidity 
provides an accurate indication of the level of fine TSS present in the water. A grab 
sample of the mix was taken and measured for turbidity. The resulting reading for the 
influent concentration was 429 NTUs. A grab sample was taken of the influent prior to 
each test run to ensure the turbidity level remained constant, the readings ranged from 
408 to 437 NTUs throughout the influent samples, indicating consistency in influent 
concentration.  These samples provided the background levels in the tank to be compared 
to the effluent grab samples of the eight runs. The influent concentration (known by 
weight) and the relating turbidity reading was plotted against several and readily 
available correlation studies between TSS and turbidity on particle gradations similar to 
that of the Sil-Co-Sil 106. Through statistical analysis it was proven with a high level of 
certainty that the influent concentration and related turbidity reading strongly correlated 
to the existing data. The r value was greater than .999, which proves the strength of this 
correlation. Following are the results of this statistical analysis.  
 
Statistical Analysis - Correlation 
Pearson Product Moment Correlation - Monitoring Report - Lab Data with Bio Clean Data Point 
(weight) 
Statistic Variable Y Variable X 
Mean 128.886667 39.866667
Variance 117954.5665 11085.18222
Standard Error 343.445143 105.286192
Covariance 36147.15156
Correlation 0.999644
Determination 0.999288
T-Test 135.052132

6 

http://www.xycoon.com/arithmetic_mean.htm
http://www.xycoon.com/biased.htm
http://www.xycoon.com/biased1.htm
http://www.xycoon.com/covariance.htm
http://www.xycoon.com/pearson_correlation.htm
http://www.xycoon.com/coeff_of_determination.htm
http://www.xycoon.com/ttest_statistic.htm


Critical 2-sided T-value 
(5%) 2.16
2-sided p-value 0
Critical 1-sided T-value 
(5%) 1.771
1-sided p-value 0
Degrees of Freedom 13
Observations 15

 
By the use of a flow meter and control valve the flow was maintained at 25 gpm.   Each 
test was conducted for approximately 2 minutes.  Each water sample was done in three 
grab samples of effluent water that had passed through the filter.  This was done to get 
average sample turbidity.  Water was allowed to flow through the filter for 30 seconds 
then one third of the sample water was collected in a clean vessel and poured into the 
sampling bottle. The second and third sample was taken at one minute of flow and the 
final portion of the sample was taken at approximately 2 minutes as the final amount of 
water from the test was flowing through the filter.  Following are the results of the 
turbidity readings gathered from the grab samples. 
 
Results – Sil-Co-Sil 106 
 

TSS - Sil-Co-Sil Testing Log 
    TSS (mg/L)** Turbidity (ntu)* 

Influent mg/L 1400 429 
Test Run 1     

  Grab 1 1128.998 346 

  Grab 2 1292.148 396 

  Grab 3 929.955 285 

Average Reduction % 41.8%   

Test Run 2     

  Grab 1 956.059 293 

  Grab 2 978.9 300 

  Grab 3 704.808 216 

Average Reduction % 53.0%   

Test Run 3     

  Grab 1 952.796 292 

  Grab 2 796.172 244 

  Grab 3 750.49 230 
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Average Reduction % 56.0%   

Test Run 4     

  Grab 1 952.796 292 

  Grab 2 838.591 257 

  Grab 3 721.123 221 

Average Reduction % 55.7%   

Test Run 5 0   

  Grab 1 832.065 255 

  Grab 2 877.747 269 

  Grab 3 724.386 222 

Average Reduction % 57.5%   

Test Run 6     

  Grab 1 907.114 278 

  Grab 2 695.019 213 

  Grab 3 867.958 266 

Average Reduction % 56.7%   

Test Run 7     

  Grab 1 655.863 201 

  Grab 2 567.762 174 

  Grab 3 613.444 188 

Average Reduction % 76.2%   

Test Run 8     

    688.493 211 

    642.811 197 

    652.6 200 
Average Reduction 

% 70.6%   
Total Average 

Reduction % 58.4%   
*Turbidity (NTU) data was taken during the full scale laboratory testing of the Bio Clean Downspout Filter. During the 
testing 8 two minute test runs where performed at a flow rate of 25 gpm. 3 grab samples where taken at the 30 second, 1 
minute and 1.5 minute intervals. 
** Approximations based upon Turbidity readings and its proven strong correlation to TSS, particularly particles less than 50 
microns. Influent fine TSS concentration (mg/L) batch mix was 1400 mg/L (400 gallons and 4.67 pounds of Sil-Co-Sil 106, 
mean particle size of 20 microns). 
 
 
The TSS concentrations above where calculated by the following statistical analysis.  
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The Following Scatter Plot compiled from existing laboratory data was used to plot 
results of the grab samples (turbidity readings) in order to find the related TSS 
concentration in mg/L.  
 
 
Scatter Plot 

 
 
Data Table 

TURBIDITY (NTU) TSS (mg/l) 
38 102.60 
36 96.60 
2 14.60 
3 11.40 
2 9.60 
2 11.20 

53 184.30 
22 61.60 
2 10.00 
1 9.00 
1 3.40 
2 5.20 
2 7.20 
3 6.60 
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429 1400.00 
346.00 1128 
396.00 1292 
285.00 929 
293.00 956 
300.00 978 
216.00 704 
292.00 952 
244.00 796 
230.00 750 
292.00 952 
257.00 838 
221.00 721 
255.00 832 
269.00 877 
222.00 724 
278.00 907 
213.00 695 
266.00 867 
201.00 655 
174.00 567 
188.00 613 
211.00 688 
197.00 642 
200.00 652 

 
 
Methodology – TSS Testing – Sand 
 
Taking into account the quick settling velocities of coarse TSS it was determined that a 
different method should be employed to accurately measure the Bio Clean Downspout 
Filters removal of coarser TSS. For this test it was concluded to most accurate method for 
calculating the removal efficiency of coarse TSS is by weight comparison between the 
amounts added to the influent and compare it by the amount collected in the filter. As a 
precautionary measure, any TSS that passed through the filter was collected in a 
discharge collection chamber. The amount collected by the filter plus the amount 
collected in the discharge collection chamber would be added to see if the total was equal 
to the amount added to the influent. Exactly 6.67 pounds of sand where metered into the 
influent over the 2 minute period of each test run. Approximately .834 pounds of sand 
were metered into each test run. This method ensured that the concentration of 2000 
mg/L would be maintained throughout the entire period of each test run. Following are 
the results of this test.  
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Results – Sand 
 

TSS - Sand Testing Log 
    TSS (mg/L)*** 

Influent mg/L 2000 
Test Run 1   

  (in pounds) 0.834 
Test Run 2   

  (in pounds) 0.834 
Test Run 3   

  (in pounds) 0.834 
Test Run 4   

  (in pounds) 0.834 
Test Run 5   

  (in pounds) 0.834 
Test Run 6   

  (in pounds) 0.834 
Test Run 7   

  (in pounds) 0.834 
Test Run 8   

  (in pounds) 0.834 

Total Sand Added (Influent) (lbs) 6.7 
     

Total Sand Collected in Downspout Filter - at 
Conclusion of Test Run 8 - Dried and Weighed (lbs) 6.2 

    

****Total Reduction % 92.9% 
***To obtain a concentration of 2000 mg/L of TSS (sand) approximately 6.67 pounds of sand needed to be added evenly to 400 
gallons of water.  Due to sands fast settling time, sand was metered into the influent at a rate of .417 pounds per minute. This 
was done during the duration of the tests runs, totaling a time of 16 minutes. 
****Calculated by weight difference between sand added and sand removed from Bio Clean Downspout Filter. 
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Conclusion 
 
A total of five runs where performed to provide statistical verification of the removal 
efficiencies of TPH. There was an average effluent concentration of 29.57 mg/l for TPH 
(total petroleum hydrocarbons), resulting in an average removal efficiency of 86.7% 
respectively.  The Average TSS removal efficiency of Sil-Co-Sil 106 (mean particle size 
of 20 microns) was approximately 58.4%. The Average TSS removal efficiency of Sand 
(mean particle size of 250 microns) was approximately 92.9%.The conclusion of the test 
indicates that the BCFF filter is a very good device for the removal of oil and grease and 
TPH with removal rates of 86% and an overall removal of TSS through a range of 
particle sizes of 75.65% (average of Sil-Co-Sil 106 and sand combined). Particle 
gradations for both the Sil-Co-Sil 106 (fly ash) and sand (sand clay) are provided in 
appendix B.  Also, considering the Bio Clean Downspout Filter utilizes X-Tex fabric as it 
primary filter media it can be noted that this fabric has a wet sieve size of 86 microns. 
Thus, the Bio Clean Downspout Filter utilizing the X-Tex fabric has the potential to 
capture 100% of TSS particles greater than 86 microns up to a peak flow rate of .3 CFS 
or 135 gpm. This flow rate has been calculated by finding the total surface area of the 
internal cylinder (which the fabric is wrapped around), equal to 1.2775 square feet times 
the X-Tex fabric stated flow rate of 106 gpm per square foot.  
 
At the flow rate of 25 gpm, the Bio Clean Downspout Filter had a TSS removal 
efficiency of 75.65%.  The BCDF has sediment removal capabilities rivaling those found 
in many structural BMPs, at a fraction of the cost, and without disruptive construction. In 
conclusion the Bio Clean Downspout Filter is invaluable tool that can be used to prevent 
pollutants from entering our waterways. The Bio Clean Flume Filter has the potential to 
utilize different media, which may allow this filter to be effective at removing metals and 
nutrients.  
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Field Installation 
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Testing Photos 
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Appendix B 
 

17 



5.3 Fine Sediments

The results of the 24 experiments performed on Fly Ash are shown in Tables 5.5 and 5.6; these tables show 
the mass of sediment trapped by each chamber, the removal efficiency of each chamber, and the overall 
removal efficiency of the box for each experiment. Average efficiency of each chamber, and the average 
overall removal efficiency, for experiments performed with the same concentration and flow rates are also 
shown in Tables 5.5 and 5.6. Several averages, for example, average chamber removal efficiencies for 
Experiments 1 to 3 and Experiments 1 to 6 etc. are also shown in these tables. 

The effect of the baffles in removing fine sediments is shown in Photographs 5.4 to 5.7. It is clear from 
these photographs that the particles of fly ash slide down the baffles upon hitting them. While some of these 
particles remain trapped, others are caught in an upward current and begin a recirculation process. The 
effect of recirculation on the removal efficiency of fine sediments could not be determined through 
experiments but it is apparent that it could be a significant factor. 

95
5.3.1 Average Efficiencies
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Column 1 Column 2
Column 1 1
Column 2 0.999644 1



Date Mon, 04 Jun 2007 10:55:21 -0700

Cite

Wessa, P. (2007), Free Statistics Software, Office for 
Research Development and Education, version 1.1.21, URL 
http://www.wessa.net/

Enter (or paste) two different data series delimited by hard returns.

Statistic Variable Y Variable X
Mean 128.886667 39.866667
Variance 117954.5665 11085.18222
Standard Error 343.445143 105.286192
Covariance
Correlation
Determination
T-Test
Critical 2-sided T-value (5%)
2-sided p-value
Critical 1-sided T-value (5%)
1-sided p-value
Degrees of Freedom
Observations

1.771
0

13
15

0.999288
135.052132

2.16
0

All rights reserved. Academic license for non-commercial use only.

Pearson Product Moment Correlation - Monitoring Report - Lab Data with Bio Clean Data Point (weight)

36147.15156
0.999644
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Physical Test Data- To understand all the physical properties of the X-TEX blanket and to help in
developing other applications additional physical testing was conducted.

The table below is a summary of those tests.

Physical Test Results of the X-TEX Blanket

Test Method Units Result

Thickness ASTM D5199 Mills 115.5

Mass Per Unit Area ASTM 5261 oz/yd 8.0

Grab Tensile MD ASTM D4632 lbs 56

Grab Tensile TD ASTM D4632 lbs 66

Elongation at Peak MD ASTM D4632 percent 102

Elongation at Peak TD ASTM D4632 percent 96

Wide Width Tensile MD ASTM D4595 lbs/in 19

Wide Width Tensile TD ASTM D4595 lbs/in 24

Elongation at break MD ASTM D4595 percent 75

Elongation at break TD ASTM D4595 percent 73

Pucture Resistance ASTM D4833 lbs 54

Trapezoid Tear Strength MD ASTM D4533 lbs 26

Trapezoid Tear Strength TD ASTM D4533 lbs 29

Mullen Burst Strength ASTM D3786 psi 135

Permittivity(Constant Head) ASTM D4491 sec-1 1.42

Permeability ASTM D4491 cm/sec 0.36

Flow Rate ASTM D4491 gal/ft2 106

Apparent Opening Size ASTM D4751 mm 100-140

Static Puncture Resistance ASTM D6241 lbs 175

Wet Sieving ISO 12956 um 83

Asphalt Retention MD ASTM D6140 grams/m2 2433

Asphalt Retention TD ASTM D6140 grams/m2 2305

Note* MD = Machine Direction 
TD = Transverse Direction

   

 

Copyright 2001-2007, all rights reserved.  X-TEX and Xextex are registered trademarks of the
Xextex Corporation, USA. Patented, and Patents Pending.  
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BACKGROUND: 
 
Water quality sampling fieldwork was carried out on March 11, 2002, and data 
from fixed stations at Middle, Angel, and Bustamante beacons was reviewed.  
 
The sampling exercise carried out on March 11, was intended to provide 
measurement of TSS (total suspended solids)/turbidity in the channel (H1 and 
H2) where dredging was in progress.  
 
A monitoring flight took place on 18th March and a selection of the photographs 
taken are attached. 
 
An inspection of the berm at R1 was carried out on March 13th.  The R1 bund 
preparation continued during the period covered by this report. The first sector 
was completed and work continued in the extension of the berm by PIHL. 
Significant plume from this activity was noted in our monitoring flight of March 19. 
The screen around the berm preparation activity was down at the time of our 
flight and was being repaired. 
 
METHODOLOGY: 
 
Monitoring on March 11 was carried out in the channel near Port Royal, where 
the dredge Cristoforo Colombo was operating.  Other sites monitored included   
wake of a small container vessel (Heinrich – Plate 1), a site east of Delbert 
Sicard beacon, and Angel beacon (Figure 1).  In order to assess the impact of 
dredging, sampling was carried out in an identified plume (Plate 2) as soon as 
the dredge departed, and the same site was re-sampled approximately ½hr later. 
The sampling sites were designated KTP 1 – 6 (Table 1). 
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Table 1: Dredging And Reclamation In Kingston Harbour 

Water Quality Sampling Sites March 22, 2002 
 

DESCRIPTION  
N COORD. 
W COORD 

STATION NO. 
 

Wake of Heinrich (Surface) 
18o 00.218' 

76o 46.736'

1 

Dredge Plume North of Dredge 
17o 57.417' 

76o 50.999'

2 

Area recently dredged 
17o 57.147' 

76o 51.197'

3 

West of Delbert Sicard Beacon 
17o 56.894' 

76o 51.525'

4 

Station 3 Resampled 
17o 57.150' 

76o 51.201'

5 

Angel Beacon 
17o 57.180' 

76o 49.607'

6 

 
 
Samples were generally collected at three depths (sub-stations) at each site 
sampled using the Van Dorn sampler. These sub-stations were denoted T 
(surface sample), M (middle depth), and B (bottom depth). The exception was 
station 6 - Angel beacon where sampling was confined to the surface.     
  
Samples were analysed by Poly-Diagnostic Centre in accordance with Standard 
Methods for the Analysis of Water and Waste Water. TSS was determined by 
filtration of a known sample volume through a dried, pre weighed filter. After 
filtration, the filter was dried and re-weighed. TSS in mg/l is obtained through a 
determination of the weight difference of the filter before and after filtration. As a 
precaution against salt-water interference, filters were rinsed with warm distilled 
water after filtration of the sample. This precaution was employed in analysing 
samples collected subsequent to February 18.   
 
Relying on the good correlation between turbidity and TSS determined from the 
February data (Figure 2) the WQ team was able to collect more samples. Most of 
these samples were analysed to determine turbidity. TSS was then determined 
from the plot of TSS vs. turbidity (Figure 2).  Turbidity only was determined at 
Stations 1, 2, and 4, while as a control, turbidity and TSS were measured at 
stations 3, 5, and 6. 
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Figure 2:  TSS vs  Turbidity – February 22nd 
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OBSERVATION AND RESULTS 
 
During the exercise, sea state was calm, with a light SW wind. There was no 
visible plume associated with a small container vessel traversing the channel. On 
approaching sector H1 a plume was observed just north of where the dredge was 
operating. There was a visible plume remaining after the departure of the dredge.    
 
Laboratory and field data are summarised in Table 2. 
  
Laboratory Results: 
Laboratory analysis results indicate a range of TSS for all sites monitored of 3.6–
76.1mg/l. The highest values were reported for the dredge site (Station 5) where 
TSS was determined to be 34.0mg/l at the surface, 43.1mg/l at middle depth, and 
78.1mg/l at the bottom. At station 2 (fugitive plume) TSS was 12mg/l at the 
surface, 32.3mg/l at middle depth and 18.2mg/l at the bottom. In the wake of the 
small container vessel, TSS was 5.5mg/l at the surface, 3.6mg/l at middle depth, 
and 6.7mg/l at the bottom. At station 5 (dredge site after 30min) TSS was 7.6mg/l 
at the surface, 14.6mg/l at middle depth, and 69.2mg/l at the bottom. At station 6 
TSS was 9.7mg/l at the surface. At station 4 (west of Sicard beacon) TSS was 
13.5mg/l at the surface, and 7.8mg/l below the surface.  
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Table 2: Kingston Container Terminal Water Quality Data March 11, 2002 
 

LAB. RESULTS FIELD DATA* STATION 
NO TIME DEPTH (M) TURBIDITY (NTU) TSS (mg/l) TSS (mg/l) 

1T 1030 0.5  5.5 15 
1M  6.5  3.6 5 
1B  13.0  6.7 20 
2T 1050 0.5  12.0 20 
2M  6.0  32.3 10 
2B  12.0  18.2 10 
3T 1057 0.5 6.0 34.0 50 
3M  6.0 7.0 43.1 100 
3B  12.5 19.0 78.1 300 
4T 1112 0.5  13.5 5 
4M  5.0  7.8 5 
4B  9.5  7.8 10 
5T 1129 0.5 1.0 7.6 20 
5M  6.0 3.0 14.6 10 
5B  12.5 15.0 69.2 150 
6T 1148 0.5 1.0 9.7 5 
6M  2.0  - 10 
6B  4.0           - 50 
 
 
Field Data  
 
Field data collected by Jan De Nul on March 11 indicated a range of 5 – 300mg/l 
for TSS at the sites monitored. The highest values were determined for Station 3, 
the dredge site.   
 
At the dredge site TSS was 50mg/l at the surface, 100mg/l at middle depth  
(6.0M), and  300mg/l at the bottom (12.5M). At this same site approximately thirty 
minutes later, the values were significantly reduced to 20mg/l at the surface, 
10mg/l at middle depth, and 150mg/l at the bottom (Figure 3).  
 
 In the wake of the Heinrich, Station 2 TSS was determined to be 15mg/l at the 
surface, 5mg/l at middle depth (6.5M), and 20mg/l at the bottom (13M).  
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Figure 3 :  TSS Profile at Dredge Site March 11
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At Station 3 - the plume north of the dredge site, TSS was determined to be 
20mg/l at the surface, and 10mg/l below the surface.  
 
At Station 4 (west of Delbert Sicard beacon), TSS was determined to be 5mg/l at 
surface and middle, and 10mg/l at the bottom. 
 
At Angel beacon (Station 6) TSS was 5mg/l at the surface, 10mg/l at middle 
depth (2.0M) and 50mg/l at the bottom (4.0M).  
 
Data from the fixed stations indicated a range of 20 – 200mg/l TSS at Middle 
ground. For March 4, TSS was around 50mg/l increasing to 200mg/l prior to 
cleaning on March 5. Subsequent to cleaning TSS reading dropped to around 
20mg/l increasing to 160mg/l at around 1100 on March 7. TSS remains high 
even after cleaning on March 8. After cleaning on March 9 however, TSS drops 
to 20mg/l through March 10. 
 
At Bustamante beacon the range for TSS -was 5 – 40mg/l throughout March 4 to 
March 10. 
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CONCLUSION/ENVIRONMENTAL IMPACT 
 
Results indicate that effects of the dredging were confined to the channel. The 
effect was not noticeable at the sampling location to the west of the dredge site 
or at Angel beacon. 
 
The significant fall off in TSS at the dredge site over a 30 minute period indicates 
that the impact from dredging on water quality is significant for a relatively short 
period. The fact that the bottom values are also significantly higher than at the 
surface suggests that much of the disturbed material settled rapidly. 
  
Data from the fixed stations suggest that impact from TSS is greater at Middle 
Ground.  
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SOLID  WASTE  DISPOSAL 
 
 

72 Bishop Street will contract with a private hauler for removal of solid waste 
generated within the building.  A waste management room is located on the first 
floor of the building and accessible from an exterior door along the southwest 
side of the building.  The trash hauler will back into the driveway off of Bishop 
Street. The hauler will wheel container units to the truck.  These units will 
provide recycling and solid waste disposal.    
 
Please refer to the trash demand analysis for estimated needs. 
 
 
 
 

SNOW REMOVAL 
 
 

72 Bishop Street will contract with a snow plow company to maintain driveway 
and sidewalk access after snow storms. Snow can be piled at the edge of the 
parking lot as shown on the plan or, in extreme situations, hauled off site. Snow 
will not be placed in wetland areas. 
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NEEDED TRASH CAPACITY
Cubic Yards

# Bedrooms 30
times 0.25 cu. yd. per BR 7.5
TOTAL NEEDED (rounded up) 
without recycling program 8

NEEDED RECYCLE CAPACITY

Max 45% of trash volume 3.6
Max Recycling Capacity 4

Min 30% of trash volume 2.4
Minimum Recycling Capacity 2

Total Yards Trash with recycling 6

PROPOSED DUMPSTER CAPACITY
Weekly Collection

TRASH 4 yards

RECYCLING 2 yards

TOTAL CAPACITY 6 yards

72 Bishop Street TRASH ANALYSIS

The following analysis is based on MaineHousing guideline of 0.25 
cubic yards per week per bedroom. Recycling based on experience of 

PineTree Waste and Avesta.



LIGHT  FIXTURES 
 
 

 
 
 
Site lighting locations are identified on Sheet L2, Layout Plan. Fixture cut sheets 
are included in this submission.  
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APPLICATIONS

FEATURES

®

SSS SERIES
POLES
SQUARE STRAIGHT STEEL 

SPAULDING LIGHTING SHEET # SSSPOLES-SPEC5/12

Q18 OPTION

GASKET

COVER
1/4’ FILLET WELD

ALL AROUND.
SEE NOTE 1.

GASKET

33

.5021

BASE DETAIL 15 AMP GFCI
RECEPTACLE & COVER

Nominal
Height

Handhole
12"

Cat. #

Job Type

Approvals

Bolt Circle

Bolt Square

Anchor Bolt
Location in 

Relation
to Shaft
Rotation

Handhole

Engineering of
footing by others

Bolt Projection

Foundation Level

Grout after pole is set 
and plumbed

Hex Nut
Plain Washer

Grout Finish Grade

Base Plate

Plain Washer

Hex Nut
Anchor Rod



Height of option (in feet)

Copyright © 2012 SPAULDING LIGHTING   All Rights Reserved   SSSPOLE-SPEC5/12  Printed in USA

PHONE

www.spauldinglighting.com 

Due to our continued efforts to improve our products, product specifications are subject to change without notice.

ORDERING INFORMATION

COMPLETE PART NUMBER REQUIRES SHAFT ABOVE PLUS MOUNTING TYPE, FINISH & APPROPRIATE OPTIONS BELOW

S     -     S     -     S     -     25     -     40     -     1     -     TA     -     DB

MOUNTING TYPE
AX1

BX1

CX1

DX1

FX1

P1
P2
P3

TA
TB
TR2

CD
OT

FINISH
DB
BL
WH
GR
PS
RD
FG
CC
PR

OPTIONS
Q55
Q183

Q223

Q263

Q273

Q303

Q323

Q40
LAB
CSA

Follow the logic below when 
ordering location specific options.
For each option, include its 
orientation (in degrees) and its 
height (in feet). Example: Option 
Q26 should be ordered as:
SSS-20-40-1-TA-DB-Q26-0-15 
(.5” coupling on the handhole/arm 
side of pole, 15 feet up from the 
pole base)
1” spacing required between option. 
Consult factory for other 
configurations.

OPTION ORIENTATION

X
1
2
4
5
6

TR SSS-25-40-7-C6-TR-DB

90°

180°

270°

0° Hand hole at 
0˚ orientation

A B C D E F

Denotes handhole location

Catalog Number
Pole Ht. Nominal 

Shaft  
Dim.

Wind Load Rating1 Bolt 
Circle 
(Sug.)

Pole 
Wt 

(lbs)
70  

MPH
80 

MPH
90 

MPH
100 
MPH

120 
MPH

Wall  
Thick.

Bolt Circle Bolt Sq. Base Plate 
(sq.)

Anchor Bolt 
Size

Bolt  
Proj.ft m

SSS-10-40-1-XX-XX 10 3.0 4" 25 25 22 17 11.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 91
SSS-10-50-1-XX-XX 10 3.0 5" 25 25 25 23 15 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 106
SSS-12-40-1-XX-XX 12 3.7 4" 25 21 16 13.0 8.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 104
SSS-12-50-1-XX-XX 12 3.7 5" 25 25 23 18 11.8 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 122
SSS-14-40-1-XX-XX 14 4.3 4" 24 18 14.2 11.0 6.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 116
SSS-14-40-7-XX-XX 14 4.3 4" 25 25 23 18 12.2 .179" 11" 8 1/2 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 158
SSS-14-50-1-XX-XX 14 4.3 5" 25 24 19 14.4 9.0 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 138
SSS-16-40-1-XX-XX 16 4.9 4" 16 12.2 9.0 6.8 3.8 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 128
SSS-16-40-7-XX-XX 16 4.9 4" 25 20 15 12.2 7.6 .179" 11" 8 1/2 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 176
SSS-16-50-1-XX-XX 16 4.9 5" 22 16 12.2 9.2 5.2 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 153
SSS-16-50-7-XX-XX 16 4.9 5" 25 25 24 19 12.4 .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 214
SSS-18-40-1-XX-XX 18 5.5 4" 13.8 10.0 7.2 5.2 2.4 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 147
SSS-18-40-7-XX-XX 18 5.5 4" 23 17 13.0 10.0 6.0 .179" 11" 10 - 13.5" 7.1 - 9.5" 11 x 1" 3/4 x 30 x 3" 4" 201
SSS-18-50-1-XX-XX 18 5.5 5" 18 13.2 9.6 7.0 3.4 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 175
SSS-18-50-7-XX-XX 18 5.5 5" 25 25 20 16 9.8 .179" 11" 8 1/2 - 12" 6 - 8.4" 12 x 1" 3/4 x 30 x 3" 4" 243
SSS-20-40-1-XX-XX 20 6.1 4" 11.4 8.0 5.6 3.8 1.4 .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 160
SSS-20-40-7-XX-XX 20 6.1 4" 19 14.6 10.8 8.0 4.4 .179" 11" 8 1/2 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 225
SSS-20-50-1-XX-XX 20 6.1 5" 15 10.8 7.6 5.2 2.0 .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 191
SSS-20-50-7-XX-XX 20 6.1 5" 25 23 17 13.2 7.6 .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 3/4 x 30 x 3" 4" 266
SSS-20-60-7-XX-XX 20 6.1 6" 25 25 24 18 11.2 .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 312
SSS-25-40-1-XX-XX 25 7.6 4" 7.0 4.2 2.2 NR NR .119" 11" 8 - 11" 5.6 - 7.8" 10.25 x 0.75" 3/4 x 30 x 3" 4" 190
SSS-25-40-7-XX-XX 25 7.6 4" 13.4 9.4 6.4 4.2 1.4 .179" 11" 8.5 - 12" 6 - 8.4" 11 x 1" 3/4 x 30 x 3" 4" 266
SSS-25-50-1-XX-XX 25 7.6 5" 9.6 6.0 3.4 1.4 NR .119" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 231
SSS-25-50-7-XX-XX 25 7.6 5" 22 15 11.2 7.8 3.4 .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 324
SSS-25-50-3-XX-XX 25 7.6 5" 25 22 16 12.4 6.6 .250" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 437
SSS-25-60-7-XX-XX 25 7.6 6" 25 22 16 11.6 5.6 .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 404
SSS-27-40-7-XX-XX 27 8.2 4" 11.4 7.8 5.0 3.0 NR .179" 11" 8.5 - 12" 6 - 8.4" 11 x 1" 1 x 36 x 4" 4" 290
SSS-30-40-7-XX-XX 30 9.1 4" 8.2 5.0 2.8 1.2 NR .179" 11" 8.5 - 12" 6 - 8.4" 11 x 1" 1 x 36 x 4" 4" 313
SSS-30-50-7-XX-XX 30 9.1 5" 14.2 9.4 6.0 3.4 NR .179" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 398
SSS-30-50-3-XX-XX 30 9.1 5" 20 14.6 10.2 6.8 2.4 .250" 11" 10 - 13.5" 7.1 - 9.5" 12 x 1" 1 x 36 x 4" 4" 537
SSS-30-60-7-XX-XX 30 9.1 6" 20 13.8 9.2 5.8 1.2 .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 467
SSS-30-60-3-XX-XX 30 9.1 6" 25 24 17 12.8 6.2 .250" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1.25 x 42 x 6" 4" 630
SSS-35-60-7-XX-XX 35 10.7 6" 14.2 8.4 4.6 1.6 NR .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 538
SSS-35-60-3-XX-XX 35 10.7 6" 25 17 11.6 7.4 1.8 .250" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1.25 x 42 x 6" 4" 726
SSS-40-60-7-XX-XX 40 12.2 6" 9.0 4.0 NR NR NR .179" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1 x 36 x 4" 4" 614
SSS-40-60-3-XX-XX 40 12.2 6" 18 11.8 6.8 3.2 NR .250" 12" 11 - 13.5" 7.8 - 9.5" 12 x 1" 1.25 x 42 x 6" 4" 802



ORDERING EXAMPLE:   VP-L / 96NB-280 / T5R / UNV / PEC-TL / SF2 / BB

model engine-watts optics voltage electrical options mounting color

VP-S 
(small)

22NB-50 T2 type II UNV 120-277 PEC-TL twistlock photocell 
�������	
��
���

SF2��������	
���
������� BB black

22NB-70 T3 type III 347 PK2 2-3/8” adjustable knuckle BZ ������

30NB-70 T4 type IV 480 2PF ��������������� RA���������������� BW white

30NB-90 T5R ����������� 12VDC
(�
�������
��
���

standard electrical options USA ����������� BG �����

VP-L 
��
����

64NB-135 T5QW ��������
�� !
��"#
���$��#�������������
��� WB ���������%�� BY ���&

64NB-190 T5QM ����������
�� �'%�"������������
��� MB ������
��������

80NB-180 T5W �������
�� 

��
���
�
(��� MT ������
���
���
��

80NB-235 ___ RAL

96NB-220 ___ OTHER

96NB-280

VIPER

details

)���*���+

	����
���,���+

.&��+

*����+

Ordering

456,	*�9�������������������������������':;�<��#�6(�����,
�����5�������4��������=�>!��:�'���?��9#���+�@�''A��:<�:B����?��>�C+�@B:;A�D<;�<<�<��?�����E��������������E���

F9�!�@F
������!����A�����
��������������������������� F9�"�@F
������"����A�����
������������
����
��
�������

��	� !"!#"�! �

��$��	���

RECTANGULAR ARM 2” SLIPFITTER

��$��	�����
��	��� ��
��	���

29 1/8" (LG VIPER)

14 1/4" (LG VIPER)

24 3/16" (LG VIPER)

4 1/8"

ACCEPTS Ø2 3/8"
TO Ø3" TENON,
MIN. 4" LONG

weight:����<���������epa:�;���2 weight:���;<���������epa:�'EGD���2

Accepts 2 3/8” OD 
�����=��
��:������E
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VIPER ��������	�
�

456,	*�9�������������������������������':;�<��#�6(�����,
�����5�������4��������=�>!��:�'���?��9#���+�@�''A��:<�:B����?��>�C+�@B:;A�D<;�<<�<��?�����E��������������E���

��	� !"!#"�! �

Engine
���
���
�������

�������������@<''%A
(��
����&����
�

���
(����
!9K

TM21 ��������
!B<��<,

TM21 calculated
L70/85C

VP-S

F9�"���*4 <' :D''�<�'' B��;'� G'=''' �;<='''

F9�"���*4 70 <D�'�G<:' ���B� G'=''' �;<='''

F9�"��'*4 70 G:'��D�<' B;�;'� G'=''' �;<='''

F9�"��'*4 B' 7700-8717 �<�BD G'=''' �;<='''

VP-L

F9�!�G:*4 ;�< ;�<''�;�B'' B��;'� G'=''' �;<='''

F9�!�G:*4 ;B' ;G<''�;�''' �G�B< G'=''' �;<='''

F9�!��'*4 180 ;D'''�;B''' B��;'� G'=''' �;<='''

F9�!��'*4 ��< �''''���<'' �G�B< G'=''' �;<='''

F9�!�BG*4 220 �'<''���:G' B��;'� G'=''' �;<='''

F9�!�BG*4 280 �:D''��D''' ���BG G'=''' �;<='''

.L�;�
���#����������%�������%
���!L��'������������%
����������!5
��
���
������N���
���E
P������������������������
���
�����#�����������������#���������#���
�������#
����
��
��E
>�����������P������������,����������#��������������������������&����4�����Q�������
��E

9�����!������R�

�������
���

GENERAL:�.#��4������F
�������
��
���
���(�
������
�������
�����
�#����
���
�#�
�������
��������!5
������������������
�����������
�����
���
���
������-
�
����������������SU
��
�#�
���������;'''K�LS����S9"������
�#�<��
��������
�����
������
������������
���
���
�����
���(��
��&�������������C
��
���
�����-
���
���E�!��
��
����������
�������������������
���E�

BEZEL OPTICAL SYSTEM: 5��#�F
�������
��
���
�������
����
�#��������
�
�������
���������
�����&���������
��
���������!5
����
��=�!5
� �����=�
���
��=����%����������
�����������������E�.#�������
����
��#���������#����
�#�

������������������������ ��������� ��� �#����������� �#��� 
�� ������� ����� ��-
���������� �������
�������
���� �&����E�.����
���� �
�
����������
������-
���������&����#������������%�����������������#������������������������#�

��
(
�����!5
E�
.#�����
���������
����
��������������#���
�������#���
����
�#����������E�.#��
���
�������#����
���������
�#�����#�����������#��
(��E�.#�������
���������-
��&� 
���(�
������ 
��(��
���� �
�#�
����
���
���
������
���.UP����
��������&�
��
���
������������(������#�!5
E�

LIFESHIELD™ CIRCUIT: .#�������
���
���#�������������#�� ���
��
��������
�C����
(���������������&� 
�������
����
�#��#��'�;'F��
���������
(�������
���������
(�� �������� �����������&E� .#�� ������&�������� ������������ �
�
���
�#����������
����� ������������C
����#��������������
��� ����������!D'�
��������������
��������E�.#����(
����#�������
(�������������
��=�������&�
������������������=�������������
(��&���������������(�������
����������-
����������E�

6����
��
������
������
�#��#����(
�����&�������
���&����������
����&����
-
���� ��������������� ���<<W,� @;�;W>AE�.#�� �#�������
���
���
��� ������#
�#���
��C
��������������#����������������
��
�������������������������
��
���
@
�������(��
��
��� 
�� �
�#��������� 
������
��
���A=��
�#�����
�%��������������
!5
� ��
�������� ������������
��
��E�	�����
����#������������#���������-
�������������#���&�E�.#�������
���
���#�����
�����&����������#��������������
����#��!5
����������
��E�.#�������
���
���#��������
����������������������
�����������������������#��!5
����
���@��
������
���
�������AE�>�����C
-
�����
���
�
�&��������
��
�
�&=��#����(
����#����#�(��������
���������������=�
�
���
�������=��
�
���#������=����%���=����#�������E�
�(
����#����#�(�����
��(
��������=� �����#���� �����������
���&� ��� ����(������E�.#����(
����#����
�����������
��������������#�����
��
����#���
������������������#����������E�
.#�������
���
���#����������
��������X��
�����=������
����#�����
��
��������(����
��������������
���#���(����������
��������
������
��������������&=���������&��
�-

����������
�������#����
(���E�

�(
����#������������ �������C
����
�#���#���'�;'F�����������(
���� @����-
����&��������=��C��������
�����=����EAE�.#����(
����
���������
(��&���������
�#�����������
��� ���������������������Y���#���
��� 
���
��������� �#����#���
����������(
��@�A���������
�����
������E�

PRINTED CIRCUIT BOARD (PCB):� 6���
���� �#������ ����� ������ �
�#�
'E'G��� �#
�%� ����
���� ����� ��&��=� �#������&� �������
(�� �
������
�� ��&��=�
'E'';:���#
�%���������
���
����&����
���
����&������
������
�#��������������
����
�
�
����#������
�����������������
������
�E�4������
�����������������
�#��#�����
�%���
����
�
����;��Z:�:'���������������������������
�#��#��-
������������#�����
�%E�[�������#��������������
�����������������E�

HOUSING AND LED THERMAL MANAGEMENT:�.#��F
���Q������
�#
��
#���
��� ���
��� �������� �(��� :E<� ������� ����� @������ F
���A� ��� DED� �������
�����@������F
���A����#�����
�%
���������������E�F���
�������=�����
�����
�#�
\����#�������
�������(�������
�����������
��������
����������
�
����#����
�
�%
�������������
�#�����#�����������������=��������������#�������
�����-
���������
��E�.#��F
����#���
��=�������
�����������������������������������
������
�����������
�����#���
�����������������������������������������#��
������������
������&����������E�.#����
�#�
��������
������
��������������
6".L4�;;D=����
��������%
����������������#��
�������6".L�
<��=����
����
��������
����������������;G'�
��#������E�6����C�������#��������
�������-
�
������
�����E��.#��#���
������(��������#�����
�%������#��!5
��������
�#���
��������������������������#����
(���E�

ELECTRICAL ASSEMBLY:�.#���C�����������
�����������������#�������-
��
������!5
���
(�������������������#����������(
�����
�#������#��������
����
��������%�����6,��������������
���E�.#��#���
���
�����
������������
���
�������
������%��#����������������������E

6,,5""U4U!U.]+�6��#���#� �#��F
���� ���
��
��� 
�����
����� ����������� ����
���&�&������
�#������
��������=�������
�
�
�&� 
����%�&����������� 
�� 
���
���
��E�.#��
�
(�������������������������(�����������#���
�����������
�#�
%�&�������������������#
�����������������(��
����������E�.#����
(��������
�������������������
�����
�%��
���������E�

DRIVERS:�!��
��
�����������
������
�#����!5
���
(����#�����������;''F�
�#����#��DDF=�<'�S�����G'�S��@[*UFA=��������
(����#������������:DF����:�'F�

����E�9������������ 
��EB���������� ����E�6���������
�������������������������
���<'='''�#�������� ����� ����������<^,����
��������
�
��������LU!���;D>�
*��
����E�

��
�����
(����������������=��
�#��������
���������C��������
�-
�
������
�������(�
������������������E�,�����������������������
�
���
�
�#
���#�����
��
�����&�����&����������#����'_�������������������
���
�����
�&�[!������������G''F6,����<'^,����#
�#��E�9�����
���������������
������&�
[!������������G''�F6,=�;�6����#
�#��E�;�6����
�������
��������
���&�@6,A�
�
������&E�

SURGE PROTECTOR:�.#���������������������������#���������[!������-
�
�������������������#��[�
����"����������,����������#�(�������������-
��������
�������'='''�6������
����#��
������&�������������'��"�����(�E�
.#��!"9��#����#�(���������
���(����������B�<F��������������
������<:')E�
.#��������#���������#
�#������������=�\�������
�����������
�����������E�

FASTENERS: 6��������������#����������
�����������E�K#�������������
������
������������������
���=���������S
�@���%���&�A���&����#����������(
����@���-
�
������������
���=���������������&AE�

AGENCY CERTIFICATION:�.#�����
��
����#�����������,"6��������������
���%�����
�������������������
���E�

WARRANTY: 4���������
��
��������������<�&�����
�
�����������&E�4������
!5
����
��
�����
�#�!5
�����&������������<�&�����
�
�����������&���(��
���
�#��!5
�����&�E�!5
���
(����������(������&���<�&�����
�
�����������&E�9UP�
������������&���<�&�����
�
�����������&�������#���������������������E�"���
K������&�U�������
���������E��������������E�����������������
�������
�C����
���E

JMY
Typewritten Text



design . per formance . technology

ORDERING2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

www.beaconproducts.com

Type:

Project Name:

Notes:

DETAILS

rev. 02.04.2015

TRAVERSE (LED)
Traverse Wall Pack

Max Weight: 24.0 lbs

A. MODEL F. CONTROL OPTIONS

TRV-D Traverse down light GENI-XX Energeni 7

TRV-U Traverse up light (lens req.) 1

G. ELECTRICAL OPTIONS

B. ENGINE-WATTS PEC photocell, button

24NB-27 27 Watts - LED array 2PF dual power feed 2,3

24NB-55 55 Watts - LED array MOB motion sensor 33% or 
50% 

36NB-80 80 Watts - LED array dimming 5,6

48NB-110 110 Watts - LED array OCS occupancy sensor (on/off)

60NB-136 136 Watts - LED array BPC cold weather battery 
pack 4

C. CCT - COLOR TEMP H. COLOR

3K 3000K BBT basic black textured

4K 4000K BMT black matte textured

5K 5000K (std.) WHT white textured

MBT metallic bronze textured

D. OPTICS BZT bronze textured

T2 type II DBT dark bronze textured

T3 type III GYS gray smooth

T4 type IV DPS dark platinum smooth

T5R type V, rectangular GNT green textured

FLOOD OPTICS MST metallic silver textured

2X2 narrow spot MTT metallic titanium textured

5X5 medium flood OWI old world iron

RAL ______________

E. VOLTAGE

UNV 120-277V

347 347V

480 480V

1 indoor use only

2 not available on 240NB-27

3 not available @ 347V or 480V input

4 36NB-80 only

5 not available on 48NB-110

6 not available on 60NB-136

Sample TRV-D 60NB-136 5K T5R UNV GENIXX PEC BBT

Ordering / / / / / / /

A B C D E F G H

MOB ORDERING INFORMATION:  When ordering a fixture with the motion de-
tection option (MOB), please specify the appropriate information.  These settings 
are specified in the ordering as shown in the example below.

TRV-D / 48E-63 / AMB / T5SW / 180 / UNV / MOB - __________ - __________ - _____ / MT1 to 30 min. 33% or 50% ??

High to Dim Delay    Low Level    Mounting Height (ft.)

14”

12 1/2”

7 1/4”

Side View

Front View

Bottom View Top View

7 When ordering Energeni, specify the routine setting code (example GENI-04).  See Energeni 
brochure and instructions for setting table and options. Not available with sensor options.
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SPECIFICATION2041 58th Avenue Circle East  Bradenton, fl 34203      Phone: (800) 345-4928       Fax: (941) 751-5535

rev. 02.04.2015

Due to our continued efforts to improve our products, product specifications are subject to change 
without notice.

TRAVERSE (LED)
Traverse Wall Pack

Max Weight: 24.0 lbs

General: The Beacon TRV luminaire is a wall surface mounted luminaire with a field replace-
able LED light engine & optical bezel system. Internal components are totally enclosed in 
rain-tight and corrosion-resistant die cast aluminum housing. The TRV Luminaire is suitable 
for wet locations.

Housing/LED Thermal Management: The Beacon TRV luminaire consists of a die cast 
aluminum two-piece housing. The die cast main (thermal) housing provides direct heat ex-
change between the LED light engine and the cool outdoor air by drawing heat through 
integral heat channels and out to the sculptured and functional luminaire surface. LED drivers 
are thermally isolated from the main housing, mechanically attached and heat sinked to the 
rear housing The main housing is designed with heat dissipating fins for LED thermal man-
agement without the use of metallic screens, cages, or fans. The shape of the main housing is 
designed to prevent debris accumulation and as a bird nesting deterrent. The back and main 
housings are designed to hinge open for easy mounting and easy access. 

Mounting & Installation: The rear housing (back plate) is designed with various bolt pat-
terns for direct wall mounting or mounting to a recessed 4” junction box. The rear housing 
has three integral 3/4” NPT power feed locations (bottom and each side) for surface mounted 
conduit applications. After mounting the rear housing to the wall or junction box, the main 
housing is designed to hang and hinge closed after connecting the male and female quick 
connectors. The mounting design permits a simple retrofit to existing wall luminaires that 
utilize surface mount or recessed junction boxes.

Bezel Optical System: Each Traverse luminaire is supplied with an Optical one piece car-
tridge system consisting of an LED engine, LED lamps, optics, gasket and stainless steel 
bezel. The cartridge is held together with internal brass standoffs soldered to the board so 
that it can be field replaced as a one piece Optical system. A two-piece die cut silicone and 
polycarbonate foam gasket ensures a weather-proof seal around each individual LED and 
allows the Traverse luminaire to be rated for high-pressure hose down (IP67) applications.

The optical cartridge is secured to the extruded housing with fasteners and a heat pad to 
ensure thermal conductivity. The optics are held in place without the use of adhesives and 
the complete assembly is gasketed for high pressure hose down cleaning. The cartridge 
assembly is available in various lighting distributions using TIR designed Acrylic optical lenses 
over each LED.

Printed Circuit Board (PCB): Aluminum thermal clad board with 0.062” thick aluminum 
base layer “high temperature” HT-06503 or equivalent (subject to change) dielectric (0.003” 
thick, thermal conductivity of 2.2 W/MK, UL RTI of 140°C) 0.0014” thick copper circuit layer 
Circuit layer designed with copper pours to minimize thermal impedance across dielectric. 
Board shall be supplied with QPAD-3 fiberglass reinforced thermal pad 0.005” thick thermal 
conductivity of 2.0 W/Mk. Continuous use temperature of 180°C UL94 V-0. Board will be 
mounted to the heat sink using 12 #4-40 screws to ensure contact with thermal pad and heat 
sink. Use of thermal grease will not be allowed.

LifeShield™ Circuit: (optional) Thermal circuit shall protect the luminaire from excessive 
temperature by interfacing with its 0-10V dimmable drivers to reduce drive current as nec-
essary. The factory-preset temperature limits shall be designed to ensure maximum hours 
of operation to assure L70 rated lumen maintenance. The device shall activate at a specific, 
factory-preset temperature, and progressively reduce power over a finite temperature range 
in recognition of the effect of reduced current on the internal temperature and longevity of the 
LEDs and other components.

A luminaire equipped with the device may be reliably operated in any ambient temperature 
up to 55ºC  (131ºF).

The LifeShield™ thermal regulation circuit will allow higher maximum Wattages than would 
be permissible on an unregulated luminaire (if some variation in light output is permissible), 
without risk of premature LED failure. Operation shall be smooth and undetectable to the eye. 
Thermal circuit shall directly measure the temperature at the LED solder point. LifeShield™ 
shall consist of surface mounted components mounted on the LED engine (printed circuit 
board). For maximum simplicity and reliability, the device shall have no dedicated enclosure, 
circuit board, wiring harness, gaskets, or hardware. Device shall have no moving parts, and 
shall operate entirely at low voltage (NEC Class 2). The device shall be located in an area of 
the luminaire that is protected from the elements.

LifeShield™ shall be designed to “fail on”, allowing the luminaire to revert to full power in the 
event of an interruption of its power supply, or faulty wiring connection to the drivers.

Device shall be able to co-exist with other 0-10V control devices (occupancy sensors, exter-
nal dimmers, etc.). The device will effectively control the solder point temperature as needed; 
otherwise it will allow the other control device(s) to function unimpeded.

Motion Activated Luminaires: Beacon TRV luminaires are available with an optional pas-
sive infrared (PIR) motion sensor capable of detecting motion within 24 feet of the sensor, 
360° around the luminaire, when placed at an 8 foot mounting height. When no motion is 
detected for 5 minutes, the Motion Response system reduces the Wattage from 10% to 50% 
(factory set at 50% reduction) of the maximum Wattage, reducing the light level accordingly. 
When motion is detected by the PIR sensor, the luminaire returns to full Wattage and full 

light output. Please contact Beacon Products if project requirements vary from standard 
configuration.

Electrical: Luminaires are equipped with an LED driver that accepts 100V through 277V, 
50 Hz to 60 Hz (UNIV), or a driver that accepts 347V or 480V input. Power factor is .92 
at full load. All electrical components are rated at 50,000 hours at full load and 40°C 
ambient conditions per MIL-217F Notice 2. Optional 0 to 10 volt dimming drivers are 
available upon request. Component-to-component wiring within the luminaire may carry 
no more than 80% of rated load and is listed by UL for use at 600VAC at 50°C or higher. 
Plug disconnects are listed by UL for use at 600 VAC, 15A or higher. 15A rating applies 
to primary (AC) side only.

Surge Protector: The on-board surge protector shall be a UL recognized component 
for the United States and Canada and have a surge current rating of 20,000 Amps using 
the industry standard 8/20 pSec wave. The LSP shall have a clamping voltage of 825V 
and surge rating of 540J. The case shall be a high-temperature, flame resistant plastic 
enclosure. 

Cold Weather Battery Pack: The emergency driver shall be capable of operating an 
LED load of up to 23.1 Watts at rated current (700 mA) for a minimum of 90 minutes. It is 
suitable for damp locations as well as sealed and gasketed fixtures. The BPC shall have 
37 Watts of input power and a 54.0 Watts-hour battery capacity and shall comply with 
emergency standards set forth by the current NEC.

Fasteners: All fasteners shall be stainless steel. When tamper resistant fasteners are 
required, spanner HD (snake eye) style shall be provided (special tool required, consult 
factory).

Power Supply/Driver Requirements: U.L.  UL1310, Class 2 and UL48 compliant 

Color Rendering Index (CRI): Luminaire shall have a minimum CRI of 67 at 5000K. 

Operating Environment: Shall be able to operate normally in ambient temperatures 
from -40°C to 40°C. 

Finish: Finish shall be a Beacote V polyester powder-coat electro-statically applied and 
thermocured. Beacote V finish shall consist of a five stage iron phosphate chemical 
pretreatment regimen with a polymer primer sealer, oven dry off, and top coated with 
a thermoset super TGIC polyester powder coat finish. The finish shall meet the AAMA 
605.2 performance specification which includes passing a 3000 hour salt spray test for 
corrosion resistance and resists cracking or loss of adhesion per ASTM D522 and resists 
surface impacts of up to 160 inch-pound.

Agency Certification: The luminaire shall bear a CSA label and be marked suitable for 
wet locations.

Warranty: Beacon luminaires feature a 5 year limited warranty. Beacon LED luminaires 
with LED arrays feature a 5 year limited warranty covering the LED arrays. LED drivers are 
covered by a 5 year limited warranty. PIR sensors carry a 5 year limited warranty from the 
sensor manufacturer. See Warranty Information on www.beaconproducts.com complete 
details and exclusions.

Engine Wattage
Delivered 
Lumens

(varies by optic)

Delivered
LPW

TM21 Calculated % Lumen 
Maint. 

at 100,000 hrs

24NB 27 2752-3014 105-115 96.19%

24NB 55 5138-5500 93-100 96.19%

36NB 80 6935-8215 93-103 94.87%

48NB 110 10240-10950 93-103 92.73%

60NB 136 12800-13700 93-103 85.79%

TM21 is the framework for taking LM-80 data and making useful LED lifetime projec-
tions. Reported and Calculated Lifetimes shown are based on hours at the time of 
this printing.  For current Reported and Calculated hours please contact factory or 
Beacon’s web-site.

CCT  (COLOR TEMP) 
Lumen Output 
Multipliers

CRI 
(Color Rendering)

5000K = 1.0 min  67 CRI

4000K = .92 min  70 CRI

3000K = .75 min  80 CRI

Power/Lumens & Distribution
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Ceileo (LED)
Recessed Canopy Luminaire

Max Weight: 11 lbs             
 

A. MODEL

CLO Ceileo

B. ENGINE-WATTS

24NB-55 55 Watts - LED array

C. CCT - COLOR TEMP

3K 3000K

4K 4000K

5K 5000K (std.)

D. OPTICS

5X5 aisle lighter

T5R type V, rectangular

T5QM type V, square medium

T5QN type V, square narrow

T5W type V, round wide

3x5 vertical flood

E. VOLTAGE

UNV 120-277V

F. STYLE OPTIONS

RD round

SQ square

G. COLOR

BBT basic black textured

BMT black matte textured

WHT white textured

MBT metallic bronze textured

BZT bronze textured

DBT dark bronze textured

GYS gray smooth

DPS dark platinum smooth

GNT green textured

MST metallic silver textured

MTT metallic titanium textured

OWI old world iron

RAL ______________

Sample CLO 24NB-55 5K T5W UNV RD WHT

Ordering / / / / / /

A B C D E F G

STYLE DIMENSIONS

HOUSING DIMENSIONS

9 1/8”

4 
5/

8”

0” to 2” adjustable

14” Round

8 5/8”

6”

8 1/4”
6”

8 1/4”

14
” 

sq
.

9 1/3”

8 15/16”

3 
5/

8”

0” TO 2” ADJUSTABLE

9 3/16”

Ø
14”

8 1/4”

6 3/4”14
”

15
/1

6”

1 
7/

16
”

1/4”

R2” 
4 PLC.

Ø7 1/8” + DFT.
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rev. 02.04.2015

Due to our continued efforts to improve our products, product specifications are subject to change 
without notice.

Ceileo (LED)
Recessed Canopy Luminaire

Max Weight: 11 lbs             
 

Applications: Ceileo is a commercial grade LED outdoor and indoor canopy downlight 
that utilizes high powered LEDs utilizing precise efficient optical control and on board 
wattage and lumen choices. Ceileo is designed to replace up to 175W and 250 Watt 
HID lamps with 55 watts, and at the same time reduce maintenance by delivery of over 
200,000 hours of projected life.

Housing and LED Thermal Management: The Beacon Ceileo luminaire consists 
of a cast aluminum external housing and recessed driver housing. The cast aluminum 
housing provides direct-heat exchange between the LED light engine and the cool 
outdoor air. LED drivers are thermally isolated from the main housing.

The driver and wiring compartments comprise a min 20 gauge corrosion protected steel 
platform utilizing a J-box with snap-on cover for easy access. Approved for 8 (4 in/4 
out) No. 12 AWG conductors rated for 90°C through wiring. The LED cast housing is 
designed to be easily removed for access and replacement.

LED Light Engine/Bezel: Each Ceileo luminaire is supplied with an optical one piece 
cartridge system consisting of an LED engine, LED lamps, optics, gasket and stainless 
steel bezel. The cartridge is held together with internal brass standoffs soldered to the 
board so that it can be field replaced as a one piece optical system. A die cut foam 
silicone gasket ensures a weather-proof seal around each individual LED. The cartridge 
assembly is available in various lighting distributions using TIR designed acrylic optical 
lenses over each LED.

The Ceileo uses a 24-LED engine that can be field adjusted to four wattages (55, 45, 
30,15 watts) and four lumen outputs. The adjustments are made by removing a small 
screw and using a small screw driver. The light engine comes standard with 70 CRI in 
5000k temperature. The Ceileo comes standard with 0-10 OV dimming capability, with 
flicker-free dimming to 10%.

Institute Thermal Testing: Independent insitute thermal testing shall confirm solder 
point temperatures not to exceed 55ºC and driver case temperatures not to exceed 
60ºC at 55-watts input power. At 30-watts input power solder point temperature shall 
not exceed 40-C and driver case temperatures not to exceed 55ºC.

Photometrics: The luminaire efficiency rating (LER) shall be a minimum of 95. The 
luminaire BUG rating shall not exceed B3-U1-G1. Depending on the optic, the peak 
candle power shall occur at 71 degrees in the vertical shall be no less than 2104. The 
lumens between 80 to 90 degrees shall not exceed 6%.

Thermal Regulation Circuit: Thermal circuit shall protect the luminaire from excessive 
temperature by interfacing with its 0-10V dimmable drivers to reduce drive current as 
necessary. The factory-preset temperature limits shall be designed to ensure maximum 
hours of operation to assure L70 rated lumen maintenance. The device shall activate 
at a specific, factory-preset temperature, and progressively reduce power over a 
finite temperature range in recognition of the effect of reduced current on the internal 
temperature and longevity of the LEDs and other components. 

Operation shall be smooth and undetectable to the eye. Thermal circuit shall directly 
measure the temperature near the LED solder point. Thermal circuit shall consist of 
surface mounted components mounted on the LED engine (printed circuit board). 
For maximum simplicity and reliability, the device shall have no dedicated enclosure, 
circuit board, wiring harness, gaskets, or hardware. Device shall have no moving parts, 
and shall operate entirely at low voltage. The device shall be located in an area of the 
luminaire that is protected from the elements. Thermal circuit shall be designed to “fail 
on”, allowing the luminaire to revert to full power in the event of an interruption of its 
power supply, or faulty wiring connection to the drivers.

Device shall be able to co-exist with other 0-10V current-sinking control devices 
(occupancy sensors, external dimmers, etc.). The device will effectively control the solder 
point temperature as needed; otherwise it will allow the other control device(s) to function 
unimpeded.

Electrical: Luminaires are equipped with an LED driver that accepts 100V through 277V, 
50 Hz to 60 Hz (UNIV). Power factor is min .90 at full load. All electrical components are 
rated at 50,000 hours at full load and 40ºC ambient conditions per MIL- 217F Notice 2. 
Component-to -component wiring within the luminaire will carry no more than 80% of 
rated current and is rated by UL for use at 600VAC at 90°C or higher. 

Surge Protector: The on-board surge protector shall be a UL recognized component 
for the United States and Canada and have a surge current rating of 20,000 Amps using 
the industry standard 8/20 pSec wave. The LSP shall have a clamping voltage of 825V 
and surge rating of 540J. The case shall be a high-temperature, flame resistant plastic 
enclosure. 

Fasteners: All fasteners shall be stainless steel. When tamper resistant fasteners are 
required, spanner HD (snake eye) style shall be provided (special tool required, consult 
factory).

Color Rendering Index (CRI): Luminaire shall have a minimum CRI of 70 at 5000K. 

Operating Environment: Shall be able to operate normally in ambient temperatures 
from -40˚C to 40˚C. 

Finish: Finish shall be a Beacote V polyester powder-coat electro-statically applied and 
thermocured. Beacote V finish shall consist of a five stage iron phosphate chemical 
pretreatment regimen with a polymer primer sealer, oven dry off, and top coated with 
a thermoset super TGIC polyester powder coat finish. The finish shall meet the AAMA 
605.2 performance specification which includes passing a 3000 hour salt spray test for 
corrosion resistance and resists cracking or loss of adhesion per ASTM D522 and resists 
surface impacts of up to 160 inch-pound.

Agency Certification: The luminaire shall be listed to UL 1598 for use in wet locations.

Warranty: Beacon luminaires feature a 5 year limited warranty. Beacon LED luminaires 
with LED arrays feature a 5 year limited warranty covering the LED arrays. LED drivers 
are covered by a 5 year limited warranty. PIR sensors carry a 5 year limited warranty from 
the sensor manufacturer. See Warranty Information.

Engine Wattage
Delivered 
Lumens

(varies by optic)

Delivered
LPW

TM21 Calculated % Lumen 
Maint. 

at 100,000 hrs

24NB 55 5125-5615 93-100 96.19%

TM21 is the framework for taking LM-80 data and making useful LED lifetime projec-
tions. Reported and calculated lifetimes shown are based on hours at the time of this 
printing.  For current reported and calculated hours please contact factory or Beacon’s 
web-site.

CCT  (COLOR TEMP) 
Lumen Output 
Multipliers

CRI 
(Color Rendering)

5100K = 1.0 min  67 CRI

4200K = .92 min  70 CRI

3000K = .75 min  80 CRI

Power/Lumens & Distribution





 

Environmental Quality Standards 

 

The property is a 52,383 square foot lot with 14,203 SF of forested and shrub scrub 
wetlands that encumber the southwest portion of the parcel.  A small tributary stream 
begins in the southwest corner of the site that flows southwest.  The stream is tributary 
to Capisic Brook, which has been defined by Maine Department of Environmental 
Protection (MDEP) as an urban impaired stream.  In addition, the City has a watershed 
management plan in place to protect the watershed.  

The project has been developed to minimize the wetland impact and provide a 
stormwater management plan that responds to the water quality requirements for an 
urban impaired stream.  The total wetland impact will be 3,105 SF.  To limit the amount 
of impact, a retaining wall will be constructed to the extent necessary to construct the 
limited parking, circulation, underground stormwater treatment infrastructure and 
safety guard rail.  Temporary wetland impacts associated with construction of the wall 
will be restored to wetland conditions by using saved wetland soils and planting of 
wetland vegetation. 
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 April 24, 2015 
 
 
Dear Neighbor: 
 
Please join us for a neighborhood meeting to discuss our plans for the development of 
30 affordable apartment units at 72 Bishop Street. 
 
Meeting Location: Park Danforth, 777 Stevens Avenue  
 
Meeting Date:       Tuesday, May 5th 
 
Meeting Time:      6:00 pm 
 
 
The city code requires that property owners within 500 feet 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 Brooks More, Avesta Housing 245-3339. 
 
 
Sincerely, 
 
 
 
Brooks More 
Avesta Housing 
 
 
Note:  
Under Section 14-32(C) and 14-525 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 three weeks of submitting a preliminary application or two weeks 
of submitting a final site plan application, if a preliminary plan 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. 
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Neighborhood Meeting Certification 

for 

72 Bishop Street 

 

I, Brooks More, hereby certify that a neighborhood meeting relative to the above-referenced property 
was held on May 5th, 2015 at The Park Danforth at 6:00pm. 

I also certify that on April 24th, 2015, 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, 

 

Brooks More    May 15, 2015    

 

Attached to this certification are: 

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



 

 

MEETING MINUTES 

72 BISHOP STREET 

NEIGHBORHOOD   MEETING 

May 5, 2015 

PARK DANFORTH AUDOITORIUM  

777 STEVENS AVENUE 

 

Greg Payne: Introduced the team and overview of the project program, population and 
expected timeline. 

Bob Metcalf: Reviewed the site plan as the same concept as presented during the zone 
change process.  He reviewed the layout, circulation, landscaping, lighting and drainage, 
including water quantity and quality.  He addressed questions raised by the abutters during 
the zone change process that were specific to engineered plans. Bob reviewed the expected 
parking demand for the proposed use and indicated that a traffic report has been 
submitted with the application. The proposed sidewalk extension was also presented, 
identifying potential grading easement, s, conflicts with existing vegetation and signs 
located in the right of way. 

Janet Parker: Mayfield Street Resident asked to clarify the drainage and the landscaping. 
She also expressed concerns with the sidewalk along her property on Bishop Street 
regarding responsibility for snow removal and loss of trees along her sideline. 

Bob Metcalf: Responded that the runoff from the site will not exceed what presently leaves 
the site and that the nature of the soil material used to raise the site will allow for some 
infiltration.  The system has been designed to also address water quality as required do to 
the location in the Impaired Watershed for the Capisic Brook. 

Note: Josh Praver; direct abutter arrived at 7:15.  Bob Metcalf reviewed the site for a 
second time. 

Ben Walter: Reviewed the architecture and interior program space and how the building 
would be used by residents and staff.  He addressed how security systems (monitor 
cameras) and sign in desk at the main lobby functioned.  Ben discussed how the interior 
space and access to the exterior public spaces would function.  He discussed the elevations 
and character of the building including materials being proposed to respond to a quality 
building that will be low maintenance and last a long time. 

Josh Praver: Concerned with how this would impact his property adjacent to this site.  
Raised concerns with this being a shelter and also did not think the architecture was a 
quality or interesting design. 
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Ben Walter: Responded that this is not a shelter and proceeded to provide an over view of 
the resident population and how it would function. Greg Payne and Jon Bradley followed up 
with additional discussion of the function and clientele/resident and program. 

Josh Praver: He expressed concern with how a new sidewalk would impact his property. 

Bob Metcalf: Responded that the sidewalk was within the city right of way and that his 
sign encroached into the right of way and would need to be relocated.  The existing trees 
are close to the edge of the proposed sidewalk and will be protected during construction of 
the sidewalk.  There is one that is very close to the lot line. 

Alan Thibeault UNE: Asked for clarification of the age group expected. 

Jon Bradley: Responded that the population will be older chronically homeless individuals 
that are medically compromised. Old in the homeless population begins in the 50”s.  
Individuals are less mobile, will be supervised. 

Josh Praver: Requested a copy of the site plan as he could not really understand what was 
being proposed and wanted an opportunity to study the plan.  Greg Payne agreed to 
provide him with a PDF of the plan. (Subsequently sent by M&A). 

Greg Payne: Thanked everyone for coming and hoped we had addressed their questions 
and indicated that we would be on a workshop agenda, date pending. 

 



 

 

 

 
 April 24, 2015 

 
 
Dear Neighbor: 
 
Please join us for a neighborhood meeting to discuss our plans for the development of 
30 affordable apartment units at 72 Bishop Street. 
 
Meeting Location: Park Danforth, 777 Stevens Avenue  
 
Meeting Date:       Tuesday, May 5th 
 
Meeting Time:      6:00 pm 
 
 
The city code requires that property owners within 500 feet 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 Brooks More, Avesta Housing 245-3339. 
 
 
Sincerely, 
 
 
 
Brooks More 
Avesta Housing 
 
 
Note:  
Under Section 14-32(C) and 14-525 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 three weeks of submitting a preliminary application or two weeks 
of submitting a final site plan application, if a preliminary plan 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. 

 







 

May 22, 2015 
 
 
 
Ms. Nell Donaldson, Planner 
   and Planning Board Members 
City of Portland 
389 Congress Street 
Portland, Maine  04101 
 
 
 
RE: 72 Bishop Street 
  
 
Dear Nell and Planning Board Members, 
 
The following documentation and supporting information have been prepared in response to staff 
review comments received on May 12, 2015 and May 13, 2015, responses are in Italic.   
 
Woodard & Curran Memorandum: David Senus, P.E. (Dated May 11, 2015) 
 
Comments  
 

1. Stamped Boundary Survey:  Stamped boundary survey is required before the public hearing. 
 

The survey has been stamped by a Maine licensed professional surveyor and is included in 
this submission.  We received additional comments from William Clark on May 20, 2015 
requesting the applicant to confirm the location of an existing City storm water line that 
crosses the UNE and the proposed development parcel and provide information regarding 
an easement.  We are in the process of scheduling additional survey field work.  We are 
requesting that this information be provided as a condition of approval. 

 
2. Temporary Waiver for photmetric plan and construction management plan. 
 
The construction management plan has been submitted and the photometric plan will be 
submitted under separate cover.  

 
3. The applicant should note that electrical/communications service to the project site will 
be required to be underground.  
 
The applicant is proposing underground electric/communication service. This 
has been noted on the Grading, Drainage and Utilities Plan, Sheet L3.  Final  
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location of the services are being explored. The most direct connection to the building will 
require an easement from the adjacent Masonic Lodge which is being pursed, the other 
options include a new pole set along Bishop Street in front of the building or extending 
service conduit underground within the public right of way from the existing pole to the 
west of the site.  All of these options are being considered.  We are requesting that final 
location of these services be a condition of approval. 
 
4. b. General Standards: The project will result in a net increase in impervious area of 
approximately 17,382 square feet. As such, the project is required to include stormwater 
management features for Stormwater quality control.  The following comments should be 
addressed: 
 
i)  From the HydroCAD model, it appears that the Applicant has proposed to treat sufficient 
amount of impervious area with a paver drain system and filter cartridges for roof runoff: 
however, the area proposed to receive treatment should be identified on a plan and 
tabulated/calculated to show compliance with the General Standards (95% of new 
impervious area treated, 80% of new developed area treated). 
 
The General Standards have been addressed. 96% of new impervious surface and 91% of 
the developed area has been treated using MDEP approved methods. This exceeds Maine 
DEP Chapter 500. The calculations have been included on the drawings as well as I 
Appendix C of the Stormwater Report.  The roof drip edge is being used as a treatment 
method as suggested. Additionally, vegetated underdrain filters are proposed as treatment 
methods for some of the landscaped areas including the swale in the rear (westerly side). 
[includes responses to comments ii) and iv)]  
 
Roof Filter System: The treatment associated with the in-line filter system requires 
coordination with the manufacture to determine the treatment being provided.  This is 
subject to final roof and internal drain design.  Given that this is providing additional 
treatment above the required treatment we are requesting that this information be provided 
as a condition of approval.  Attached is a copy of the manufactures product 
documentation. 
 
5. Urban Impair Stream Standard: The Applicant has noted that the project will adhere to the 
Urban Impaired Stream Standard for development; however, it is unclear how the Applicant 
is proposing to meet the Standard.  The Applicant should provide calculations of the in-lieu 
fee compensation amount or identify mitigation measures in accordance with the Urban 
Impaired Stream Standard. 
 
The Urban Impaired Stream Standard is addressed in the stormwater report.  The in-lieu 
compensation calculations have been included.  The fee in-lieu for compensation is 
$1,927, refer to Appendix C of the stormwater report for calculations. 
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6. The Bishop Street Stormwater Management Narrative prepared by Ransom Consulting, 
Inc., dated April 10, 2015, refers to Appendices A and B, which include a Post-Construction 
Stormwater Management Plan and Stormwater BMP Inspection and Maintenance 
Requirements; however, it does not appear that these appendices have been received at this 
time. 
 
Appendices A and B were erroneously not included with the previous submission, and are 
included in this submission. 

 
7. The Applicant has proposed a porous paver strip along the proposed retaining wall, which 
exceeds five feet in height.  A geotechnical report has been provided that specifies the 
parameters for the wall design engineer; however, at this time, the geotechnical report does 
not appear to include an evaluation of the impact of the porous pavement and associated R-
Tank storage system on the wall design.  The Applicant should clarify whether infiltration 
from the porous pavers adjacent to the proposed retaining wall and the adjacent below grade 
stormwater storage has been evaluated/considered by the geotechnical engineer. 
 
The Applicant requested SW Cole Engineering, the project geotechnical engineer review 
the details and they provided the following recommendations.  To address potential 
impacts from frost conditions on the wall, they have recommended that the R-Tank system 
be located a minimum of 4.5 feet from the back of the retaining wall.  We have revised the 
plans and details accordingly. 
 
8. The R-Tank system does not appear to be lined with a water tight liner. 
 
Detail 1 Sheet L7 has been revised to show the use of 20 mil poly liner that extends along 
the back of the retaining wall and wraps the R-Tank system. 

 
9. Outlet Control Structure outlet protection and J-drain connection. 
 
The stormwater design has been modified to construct a vegetated soil filter with a 
perforated 6 inch drain pipe that will connect to the Outlet Control structure. Refer to 
detail 8/L7. 
 
10. Bituminous sidewalk detail. 
 
The bituminous sidewalk detail (Detail 4/L5) has been modified to reflect the City of 
Portland Standard. 
 
11. Sidewalk ramp detail: 
 
A sidewalk ramp detail (Detail 1/L9) has been added to Sheet L9, Bishop Street Sidewalk 
Extension Plan.  Note: The final detail for the crosswalk ramps at Mayfield Street will be 
coordinated with City Staff. 
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12. Required Details: 

 
The following details have been provided: 
• Detectable Warning Strip (Detail 2/L9 & Detail 15/L5) 
• Catch Basin (Detail 3/L7) 
• Storm Drain Trench (Detail 13/L6) 
• Vegetated Soil Filter (Detail 8/L7) 

 
13. Beehive grate for recommendation for field inlet 
 
Detail 9/L6 ‘NDS 12’’ Sq. Shallow Catch basin’ has been modified to reflect a beehive 
grate.  A second NDS structure is proposed along the easterly side of the building and will 
be provided with the Beehive grate as recommended. 
 
14. Utility letters. 
 
An ability to serve letter from Portland Water District has been included in this 
submission. 
 
A wastewater capacity application was submitted to Frank Brancley, City of Portland, on 
4-10-15 and we are awaiting a response. 
 
15. The Applicant should provide a written summary of their assessment of state and federal 
wetland regulations relative to the proposed plan (types of wetlands present on the site, 
setback requirements, acceptable amount of wetland disturbance/fill). 
 
The Applicant had the wetland assessment complete by CES, Inc. Engineers-
Environmental Scientist-Surveyors. Their assessment identified the undeveloped area of 
the site as a palustrine, forested and shrub-scrub wetland (PF01 7 PSS1) along the 
southern rear property line.  A stream begins in the southwest corner of the parcel that 
follows to the southwest and is identified as a tributary stream to Capisic Brook, and 
identified by MDEP as an Urban Impaired Stream. 
 
The Applicant met with Bob Green, MDEP to review the impact and was advised that the 
project is eligible for a NRPA Tier 1 permit review. Of note, Mr. Green was very positive 
about how the applicant took great efforts to minimize impact to the wetland.  In addition, 
ACOE advised that the project is eligible for streamlined Category 1 review process that is 
a review of the NRPA Permit documentation submitted to MDEP.  A copy of the 
application will be submitted under separate cover. 
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Traffic Review  
 
TY Lin: Tom Errico comments dated May 13, 2015 
 

• A sidewalk is being constructed on Bishop Street, as identified during the zoning 
amendment process.  I find it acceptable although the sidewalk should be extended to the 
corner at Forest Avenue and Stevens Avenue.  I would suggest that the applicant develop 
a concept a plan for review and approval.  I can work with the applicant in the 
development of the plan from a traffic perspective, particularly how it interfaces with the 
existing parking lot. 

 
The Applicant during the zone map change process discussed with the Planning Board the 
willingness to extend public sidewalk along Bishop Street up to the existing sidewalk that 
terminates approximately XX feet from Mayfield Street.  The extent of the sidewalk 
discussed was 500 linear feet +/- from the site to the existing sidewalk and is what the 
design submitted includes.  The applicant will meet with staff to discuss this further. 
 
• The applicant has requested a waiver from the City’s Technical Design Standards as it 

relates to off-street parking requirements.  Gorrill-Palmer has provided a summary of the 
parking needs based primarily on staffing requirements.  According to the analysis, 12 
spaces will be sufficient for the demand needs.  This demand calculation assumes that 
none of the proposed tenants will be allowed to have vehicles.  In general I find the 
estimate to be reasonable, but I would suggest that a condition of approval note that if 
automobile ownership is permitted for residents, the project shall return to the Planning 
Board for review. 
  

Randy Dunton, Gorrill-Palmer, has reviewed comment with and provides the following 
response:  
 
The 11 parking spaces identified as needed in the traffic evaluation letter from Gorrill Palmer 
to Mitchell & Associates dated April 7, 2015, was a preliminary assessment based on the 
operations of Logan’s Place.  Logan’s place has only had one vehicle associated with a 
resident of the facility.  Since that initial assessment, we have further refined the anticipated 
residence of the proposed Bishop Street facility, and they are anticipated to be more elderly 
and medically confined and would therefore be even less likely to have a vehicle of their own.  
However, in the unlikely event that a resident have a vehicle, there would be a space available 
for them on-site with only 11 parking spaces identified as needed to accommodate non-
residents, and 12 on site spaces available.  Therefore, we respectfully request that the 
applicant not be required to return to the Planning Board if a resident should own a vehicle. 
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• The applicant should provide general details as it relates to a construction management 
plan.  I do not support a waiver for this request. 

 
The applicant is requesting that the Construction Management Plan be a condition of 
approval.  Currently the Applicant does not have a contractor selected for the project. 

 
 
Public Services: David-Margolis-Pineo dated May 12, 2015 
 

1. Stamped Boundary Survey Required: 
 

The boundary survey has been stamped by a Maine Licensed Professional Surveyor and is 
included in this submission.  See responses to William Clark’s comments below. 

 

2. The applicant has agreed to extend a sidewalk to Forest Avenue.  The plans show the 
sidewalk terminating at the parking lot prior to Forest Avenue.  It is desirable to have the 
sidewalk continued through this parking lot area to Forest Ave.  Drive cut location(s) will 
need to be determined with the parking lot owner. 

 
The Applicant during the zone map change process discussed with the Planning Board the 
willingness to extend public sidewalk along Bishop Street up to the existing sidewalk that 
terminates approximately 145+/- feet from Mayfield Street.  The extent of the sidewalk 
discussed was 500 linear feet +/- from the site to the existing sidewalk and is what the 
design submitted includes. 
 

3. Please show the sidewalk being constructed along the street right of way. It is realized 
that several trees imped the alignment. As indicated on the plan, grading and construction 
easements will need to be executed by the applicant for construction of the sidewalk. 

 
The sidewalk is shown as close to the right of way line with minimal deviations to reduce 
impact to established street trees. The sidewalk extension along Bishop Street is a city 
amenity that the applicant has been asked to pay to construct. Grading and construction 
easements are for the city and should be the responsibility of the City to obtain.  

 

4. An existing stormwater drain is shown crossing the applicant’s property. An easement 
will need to be shown on the survey plan for this utility. For an accurate easement, the 
cross-country drain manholes will need to be located. If necessary, the City can assist 
with locating. 
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We have coordinated with William Clark who has provided city records for locating the 
cross-country storm drain and manholes.  This information has been provided to Owen 
Haskell, Inc. to update the plan.  This will require additional field survey documentation to 
the location of buried structure and topographic data. 
 
Regarding the easement area, we discussed with Mr. Clark that the easement area 
associated with the Bishop Street property will be limited to the area of the site impacted by 
the 15 FT off-set from the storm drain line.  The extent of the easement on abutting 
properties will be the City’s responsible to obtain.  

 

5. The grading plan needs to show the existing stormwater drainage system. Show all field 
inlets, rim elevation, pipe size and pipe invert elevations. 

 
The existing stormwater drain pipe that cuts across the southerly edge of the property has 
been added to the grading plan. All field inlets, rim elevations, pipe size and pipe invert 
elevations have been noted on Sheet L3, including information off-site on abutting 
property. 

 

7.  This department has concerns regarding the wetland impacts and encroachment on the 
stream. We would like to see the wetland delineation line shown on the post-construction 
site plan to more clearly define the area of impact. A comparison of pre and post wetlands 
delineation is requested. Please show the limits of temporary construction activity on the 
wetlands area.  

 
The project is sited 135 feet from the stream which is well beyond the required 75 foot 
stream setback. The applicant has minimized disturbance to the adjacent wetlands. A plan 
has been prepared to reflect the pre and post wetland areas as well as the temporary 
wetland impacts.  The total permanent wetland disturbance is 3,105 square feet.  We had 
reviewed the wetland impact with MDEP during the zone map amendment process and 
were informed that based on the preliminary assessment of impact, that was greater than 
what is proposed appeared to meet the criteria under the NRPA Tier1 process. 

  

9. All catchbasins capturing stormwater discharging into an urban impaired watershed, the 
applicant is requested to install four foot diameter catchbasins with three foot sumps. 

 
Catch basin Detail 3/L7 has been added to the site details. 
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Planting/Landscape Review  
 
City Arborist; Jeff Tarling, dated May 12, 2015 
 

1. Tree & habitat protection measures. 
 

Note 22 on the Sheet L2, Layout and Lighting Plan has been added to address Mr. 
Tarling’ comment to assure additional protections to trees and defining the work zone. 
Note 22 states ”PRIOR TO SITE CLEARING, CONTRACTOR  SHALL 
COORDINATE WITH PROJECT LANDSCAPE ARCHITECT TO DEMARCATE 
TREES FOR PROTECTION AND WETLAND AREAS TO BE PROTECTED. 
EXISTING TREES TO BE PRESERVED SHALL BE PROTECTED DURING 
CONSTRUCTION AND SHALL BE THE RESPONSIBILITY OF THE GENERAL 
CONTRACTOR.  In addition, this has been added as note 10 on the Planting Plan 

 
2. Native Plants: The landscape plant material selected for the UNE edge should be 
exclusively native plants to New England  
 
The area along the UNE edge is within the wetland area. The planting plan has been 
revised to provide native plantings.  We have substituted the proposed arborvitae varieties 
with wetland tolerant native Atlantic White Cedar and Hemlock for the evergreen buffer. 
The plant schedule has been revised to specify 5FT – 6FT trees.  
 
3. Bishop Street buffering/landscape tree planting- The project currently is wide open 

visually on the Bishop Street side near the Deering Lodge. Landscape buffering is 
recommended. This can be on the narrow strip of project land or on Deering Lodge 
property by agreement. Larger shade trees would be ideal. Planting trees along or within 
the Bishop Street right of way would be acceptable as well. This would also be a 
landscape condition. 

 
The B-2c Zone does not require a side yard setback. The building is offset from the 
property line to address building code requirements for fenestration as well as for 
construction, drainage and access for building maintenance. A grass vegetated (drainage) 
soil filter is proposed within the narrow strip along the west side of the building. No 
plantings are proposed along this side of the building. Understory street trees are proposed 
within the Bishop Street right of way, under the existing overhead utilities along the 
Masonic Lodge frontage.  In addition, we have proposed additional plant material along 
the Bishop Street frontage to respond to the requirement for an “attractive street 
frontage”. 
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Planning Staff Review 
 
Urban Designer; Caitlin Cameron, dated April 29, 2015 
 

Standard 1: Building ‘Bay’ elements. 
 
Responses to architectural comments shall be provided by CWS Architects under separate 
cover. 
 
Standard 5: More detail is requested regarding fence heights and material around the 
property- visual and sound screening is desirable between the parking and neighboring 
property as well as between the outdoor seating area and neighboring property. What will be 
the landscape treatment at the northeast face of the building? 
 

      As stated on Sheet L2, Site Layout & Lighting Plan, the following fences are shown: 
 

• A 6’ height solid wood fence was provided along the south west side of building to 
screen the seating area in the rear of the building. 
 

• A 42’’ height wood picket fence along the rear retaining wall between the forested 
wetland and the landscaped seating area. 

 
• A wood post and guardrail are shown along the top of the retaining wall within the 

parking lot area. The detail for this is shown on Sheet L6 (Detail 1/L6). 
 

• Regarding visual and sound screening of the parking lot, the brunt of the parking area 
is abutting University of New England (UNE) property which is used for sporting 
fields.  Fencing along this property line would offer little in protection due to the grade 
change and the height of fence that would be required to screen the parking. Extensive 
evergreen plantings have been used in this location to provide year round visual and 
sound buffering. A row of large canopy trees have been proposed along the driveway 
into the parking lot to buffer the rear wall of the adjacent commercial property 
building.  

 
• The northeast face of the building has a row of flowering cherry trees and shrub 

plantings along the building face to reinforce the base of the building architecture. The 
northwest side of the building has been maintained as a grass strip to allow for 
drainage and construction. Plantings have been added along the road frontage and 
between the ROW line and the building. 
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Comments from Public Services 
 
William Clark: email dated May 20, 2015 
 

1. Contours and elevations shown on structures need to be corrected to NGVD29 prior to 
approval. 
 
The topographic survey will be revised and adjustments to the Grading, Drainage and 
Utility Plan will be corrected as necessary. 
 
2. The plan states “Based on the City of Portland GIS, there is a sewer line that crosses this 
property.  The GIS sewer mapping is not considered a completed product as field verification 
needs to be performed and if no easements exist, one is needed. 
 
 
We have coordinated with William Clark who has provided city records for locating the 
cross-country storm drain and manholes.  This information has been provided to Owen 
Haskell, Inc. to update the plan.  This will require additional field survey documentation to 
the location of buried structure and topographic data. 
 
Regarding the easement area, we discussed with Mr. Clark that the easement area 
associated with the Bishop Street property will be limited to the area of the site impacted by 
the 15 FT off-set from the storm drain line.  The extent of the easement on abutting 
properties will be the City’s responsible to obtain.  

 
3. Survey work is needed to locate the stormwater structures to prepare a 30 foot wide 
easement for the storm drain.  Plans 431/30 and 247/10 in the Engineering Archives show the 
layout for the storm drain as tied into the lines of Bishop Street and will be helpful in creating 
the 30 foot wide easement.  Drain manholes will need to be located along rim and pipe invert 
elevations. 
 
We received engineering plans from Mr. Clark to assist in locating the storm drain in 
question.  Note: Owen Haskell, Inc. performed a survey for Westbrook College, now UNE 
in 1974 and the manhole off-site to the easterly side line was located at that time.  During 
field survey for the 72 Bishop Street development, the manhole could not be located, 
assumed to be buried.  Based on the information provided by Mr. Clark, Owen Haskell, 
Inc. will try narrow down the search area to determine the location of the structure.  Rim 
and invert information may not be available if the structure is substantially buried. Also it 
is located on an abutters’ property.  Updated plans will be submitted upon completion.  
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4. Site Benchmark:  DPS Engineering does not use the top of hydrant spindles as 
benchmarks. Please use the bonnet bolt over the main hydrant connection. 
 
The benchmark shall be revised as requested. 

 
Additional Staff Comments 
 

• Will there be outside surveillance cameras. 
 

There will be building mounted surveillance cameras to monitor the exterior area 
including the outdoor seating area. 
 
• How does the site plan address crime prevention requirements. 

 
The site design is a compact layout that has high visibility from the street, is well lit, 
meeting the city lighting standards as well as having a 24 hour surveillance program with 
24/7 staff monitoring. The outdoor active space at the main entry is highly visible from 
the community room and front desk.  The outdoor seating and activity area to the rear is 
enclosed by a 6 FT tall solid fence along the westerly side, wrapping around the seating 
area to a point along the retaining wall where the fence changes to a 4 FT high wood 
picket fence.  The easterly side of the site is separated from abutting uses by a retaining 
wall that ranges from about 3FT to just over 5 FT tall with a dense landscaped buffer 
adjacent to an existing undisturbed woodland area.  As stated above there will also be 
surveillance camera’s monitoring the exterior of the building. 
 
• Sewer Capacity Letter 

 
We still have not received a letter from Public Services regarding sewer capacity. 
 

• Provide details on location of HVAC/mechanical units 
 

These elements are still being developed and will be provided as soon as they have been 
identified. 

 
Planning Board Comments 
 

• Provide context of the building within the Bishop Street neighborhood 
 

CWS Architects will provide detailed information in response to this request under 
separate cover. 

 
• Provide information regarding buffering adjacent to the Bishop Street development 
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 We have revised the plans to reflect the depth of wooded area between the project site and 
the adjacent properties.  As you will see, the major portion of the site where it abuts UNE 
is significantly wooded, the closest open area on the UNE property (athletic field) is 
approximately 110 FT away.  The preserved woodland area is denoted by the limit of 
clearing line. 
 
• A question was raised concerning the level of water quality treatment for site runoff. 
 
Regarding water quality treatment, the proposed infrastructure to treat storm water quality 
exceeds the MDEP Chapter 500 standards for an Urban Impaired Stream as well as the 
expectation for preserving the Capisic Brook watershed. 
 
• The Planning Board requested that the Applicant reach out to the neighbors, specifically 

the ones in attendance at the workshop meeting.   
 

Avesta has had discussions with one of the Mayfield Street residents and has prepared 
and provided requested documentation that has also been provided for the Board in 
this submission.  We are in the process of trying to schedule a meeting with the direct 
abutter to address his concerns. 

 
• A question was raised about the bike rack being the city standard detail. 

 
The proposed bike racks are located on the project site and are not within the public right 
of way and our understanding is that the city standard only applies to racks with in the 
public right of way. 

 

Enclosed for your review are the following: 
 

• Revised Site Plans, 24 x 36 and  11x17 
• Revised Site Detail Sheets 24 x 36 and 11 x 17 
• Photometric Plan to be submitted under separate cover 
• Update Architectural information to be submitted under separate cover 
• Revised Stormwater Report documentation prepared by Ransom Consulting 
• Housing First for Homeless Individuals with Compromised Health statement 

prepared by Avesta. 
• Light Fixture Cut Sheets 
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Should you or staff have any additional questions or comments, please do not hesitate to contact 
me.  
 
Sincerely,  
Mitchell & Associates 

 
Robert B. Metcalf, Principal 
Maine Licensed Landscape Architect 
 
 
Enclosure 
 
 
cc: Greg Payne 

Brooks More 
 Ben Walter 

Steve Bradstreet 
Randy Dunton 

  



Bishop Street Apartments 
 

Housing First for Homeless Individuals with Compromised Health 
 
 
 
THE NEED 
 
The daily census at Portland shelters includes a number of individuals who have chronic medical 
conditions in addition to being homeless and struggling with mental health and/or substance abuse issues.  
Homeless individuals experience relatively short life spans and suffer debilitating conditions at a much 
earlier age than the general public.  Many have developed conditions such as COPD, diabetes, heart 
disease, and other illnesses that are exacerbated by having no stable living situation and inadequate 
services and medical interventions.  These individuals become high utilizers of medical resources—
especially emergency department and in-patient hospitalization—caught in an ongoing cycle that is costly 
and inhumane.   
 
Without appropriate housing, patients are discharged to shelters, return to shelters, or sleep outside.  
Living in situations where there is no follow up that might treat recurring symptoms of illness, where they 
experience inadequate care and neglect, their health simply continues to deteriorate. 
 
Data that confirms the current challenges for shelters and medical providers is included below in the 
Research and Evidence Based Practices section. 
 
PROJECT DESIGN 
 
Housing First 
 
The 30 residents of Bishop Street Apartments will all come from shelters, or will have been sleeping 
outside or in some other unstable, non-permanent situation.  All will have been homeless, with priority 
given to individuals whose homelessness and instability has lasted years.  Individuals will be selected 
using criteria developed to assess vulnerability and based on specific medical conditions and concerns.  
We will prioritize those who cannot or have not succeeded in other housing options and those whose 
needs are the greatest. 
 
All units are subsidized and tenants will pay from 30% of their incomes, down to zero if they have no 
income.  Portland Housing Authority has committed site-based vouchers for Bishop Street.  Preble Street 
staff will provide outreach to potential tenants who may be wary of accepting housing, will assist tenants 
in filling out applications, and work with Avesta Housing staff to make sure that new tenants understand 
expectations in the building.   
 
Building Design 
 
The architectural design incorporates 30 efficiency apartments, office space, and common spaces for 
tenants to use for activities and socializing.  The Avesta and Preble Street initial successful housing first 
project, Logan Place, provides a blueprint for ensuring a needed combination of support and privacy and 
of independence and community.   
 
Bishop Street Apartments will include outside areas accessible to tenants, a common kitchen for 
occasional shared meals, and parking for guests and service providers who work with tenants.  Since it is 
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probable that a high percentage of the residents of the building will have some level of mobility issues, all 
spaces within the building (including all apartments) and on the site will be designed for handicap 
accessibility. 
 
In addition, to meet the needs of the individuals who are medically compromised, the project will have a 
medical partner, and the building will include a private medical office and care room to maximize follow-
up care and home-based services for the tenants.  The design is currently being reviewed by Maine 
Medical Center staff to make certain that there is adequate support for on-site services. 
 
Staffing and Support 
 
Preble Street will provide housing support and case management staff 24 hours per day with a minimum 
of three workers at all times.  This pattern allows monitoring of the entry, common space, and individual 
units to ensure safety and to respond to specific tenant concerns while enabling workers to intervene in 
individual crises as required.  Given the challenges of the target population, it is anticipated that many 
tenants will seek support as they struggle with mental health and/or substance abuse disorders that can 
require assistance at all times of the day. 
 
A priority for Preble Street case managers will be to encourage all tenants to access mainstream 
resources, connecting them to health, mental health, and substance abuse services as well as socialization 
and vocational opportunities.  We expect that many tenants will ultimately accept community integration 
or ACT (Assertive Community Treatment) level support.  Although the acceptance of services is not 
required to live at Bishop Street Apartments, experience with other housing first programs indicates that 
nearly all tenants will eventually engage with Preble Street in developing individual goals and 
participating in activities aimed at meeting their goals.  
 
Preble Street staffing includes an experienced master’s level program coordinator, master's level 
supervisors, and team leaders.  On-site supervision and 24-hour access to a clinical on-call system ensure 
that staff receives appropriate supervision and crisis support. 
 
Medical staff will be available on site during specific hours and will coordinate daily with Preble Street 
case management and supervisory staff to coordinate referrals, follow up, and monitoring of individual 
tenants who may have health-related concerns.  When needed, tenants may receive additional in-home 
services ranging from help with daily activities to visiting nurses. Medications prescribed to tenants will 
be maintained by tenants, with medical staff assisting in monitoring use and symptoms and making 
recommendations and changes as appropriate. 
 
Preble Street will also work with community volunteers and interns to develop on-site activities that will 
include communal meals, outings, and on-site recreational programming.  
 
Research and Evidence Based Practices   
 
Housing First is one of the few evidence-based practices targeting homeless individuals.  Studies of 
individuals in housing first programs have shown that they are as likely to remain housed as those who 
enter more restrictive housing systems;1 and that, when housed, there is an increase in use of key support 
services and a decrease in use of many costly and inappropriate services such as emergency rooms and 
police and ambulance transport.2  Studies conducted in Maine support these findings;3 in fact, a seven-
year follow up on Logan Place tenants indicated that, for almost all, stability was maintained and use of 
inappropriate community resources decreased.4  The only exceptions to decreasing medical costs were 
formerly homeless individuals whose deteriorating health required a level of care that could only be 
provided with the type of on-site partnership envisioned for Bishop Street. 



 
 
 
--------------------------- 
1 US DHHS, SAMHSA, National Registry of Evidence Based Practices, 2009; Pearson, C., Montgomery, 
E., and Locke, G, “ Housing Stability Among Homeless Individuals with Serious mental Illness 
participating in Housing First” in Journal of Community Psychiatry, Vol.37:3, 404-417, 2009. 
 
2 US Interagency Council on Homelessness, Research and Evaluation, Cost-Effectiveness Studies; 
National Alliance to End Homelessness Report on Housing First, 2011 Mackelprang, J., Collins, S., and 
Califaset, S. “Housing First is Associated with Reduced use of Emergency Services” Prehospital 
Emergency Care, Vol.8:4, 46-82,  2014. 
 
2 Mondello, M., Bradley, J., Chalmers-McLaughlin, T. Shore, N., Cost of Rural Homelessness: Rural 
Permanent Supportive Housing Cost Analysis, 2009; Chalmers-McLaughlin, T. Bradley, J, Schmidt, E. 
Cost Study of Logan Place Housing First Program, 2009 
 
3 Chalmers, McLaughlin and Bradley, J. “Logan Place 7 Years Later: Is it Still Cheaper to Support People 
in Housing First Settings?” Presentation at the National Housing First Conference, Chicago, 2014. 



 

 

June 23, 2015 
 
 
 
Ms. Nell Donaldson, Planner 
   and Planning Board Members 
City of Portland 
389 Congress Street 
Portland, Maine  04101 
 
 
 
RE: 72 Bishop Street 
  
 
Dear Nell and Planning Board Members, 
 
The following documentation and supporting information have been prepared in response to staff 
review comments received on June 4, 2015 responses are in Italic.   
 
Comments from Nell Donaldson: email dated June 4, 2015 
 

1. Plan numbering 
The plat plan has been changed to Sheet 2A. Plan sheets have been added to the 
current submission set therefore sheet numbers have changed. There are not two L7 
Sheets within the current submission. 
 

2. Tree clearing within the Mason’s property. 
The applicant is not proposing clearing on the Mason’s property. Trees are located 
near the property line and the graphic on sheet L1 does not clearly show the tree 
trunks, only the canopy. The applicant is having a surveyor locate the trees along the 
property line to confirm ownership. 
 

3. The post-development stormwater plan does not show the post development wetland line. 
DPS requested that a plan show the temporary construction related disturbance to the 
wetland. 

 
We have added the post-development wetland line to the post-development stormwater 
plan. 
Sheet L1, Existing Conditions Plan shows graphically the areas of wetland 
disturbance with a key defining the areas of total wetland area, wetland 
impact, and temporary (construction related) wetland impact. 

JMY
Typewritten Text
Att. W



M s .  N e l l  D o n a l d s o n ,  P l a n n e r  
   a n d  P l a n n i n g  B o a r d  M e m b e r s  
P a g e  | 2 

  

 
4. Keith Gatreau requests an additional no parking sign adjacent to striped areas of the 

parking lot. 
 

We have added an additional sign at the southern end of the parking lot. 
 

5. HVAC and Mechanical equipment location. 
 

HVAC equipment will be located on the roof and within the mechanical room. The 
mechanical room is located on the northwest side of the building and is shown on 
Sheet M1.01, First Floor Mechanical Plan.  
 

6. Photometric Plan 
 

A photometric plan was submitted via email on 6/17/15. The bollard fixture has louvers 
to provide light source cut off above horizontal. The cut sheets for all light fixtures 
were submitted via email on 6/17/15. 
 

Comments regarding the Draft Subdivision Plat 
 
Nell Donaldson: email dated June 4, 2015 
 

1. Add easements in graphic and list format. 
 
The two utility easements have been labelled and noted on the plan. 
 
2. Waiver List. 
 
The waiver list was revised. 
 
Regarding the easement area, we discussed with Mr. Clark that the easement area 
associated with the Bishop Street property will be limited to the area of the site impacted by 
the 15 FT off-set from the storm drain line.  The extent of the easement on abutting 
properties will be the City’s responsibility to obtain.  

 
3. The limit of disturbed wetland line and associated notes should appear on the plat plan. 
 
The disturbed wetland line and associated notes have been added to the plat plan. 
 
4. Snow Removal 
 
Note 22 has been added to the plat plan (Sheet 2A) stating that snow shall not be stored or 
dumped in wetland areas. 
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4. Site Benchmark:  DPS Engineering does not use the top of hydrant spindles as 
benchmarks. Please use the bonnet bolt over the main hydrant connection. 
 
The benchmark shall be revised as requested. The surveyor is currently updating the 
survey to address all of Mr. Clark’s comments. 

 
Additional Staff Comments 
 

• Will there be outside surveillance cameras. 
 

There will be building mounted surveillance cameras to monitor the exterior area 
including the outdoor seating area. 

 
David Senus, P.E. 
 

• (1) NRPA permitting. 
 

The applicant has submitted an application for NRPA Tier 1 and ACOE Category 1 
permits. Copies of the permit approval shall be submitted upon receipt. 

 
• (2) Stamped Boundary Survey. 

 
The stamped boundary has been submitted. Additional survey work is scheduled for late 
June. When the location of the city stormwater line is determined and the benchmark 
reset, the survey will be resubmitted. 
 
• (3) Construction Management Plan 

 
A construction management plan was submitted via email on 6/17/15. 
 
•  (4) Photometric Plan 

 
A photometric plan was submitted via email on 6/17/15. 

 
• (5) Electric locations 

 
The applicant is negotiating with the property to the west owned by the Masons to secure a 
utility easement. The plans have been updated to reflect the anticipated electric route. 

 
•  (6bi) In-line roof drain filters 

 
The manufacture information is included in this submission. Two filter locations are 
identified Sheet M1.01, First Floor Mechanical Plan. Note: treatment of roof area is being 
provided to exceed treatment required for an urban impaired stream. 
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• (7) Urban Impaired Stream Standard 

 
The applicant has agreed to pay $1,927 as an in-lieu compensation fee to comply with the 
Urban Impaired Stream Standard. 
 
• (8) Post Construction Inspection and Maintenance Plan 

 
The post construction inspection and maintenance plan has been prepared by Ransom 
Consulting Engineers and is included in this submission. 
 
• (9) Vegetated Soil Filter 

 
The vegetated soil filter on the west side of the building has been labeled on Sheet 3 and a 
note added clarifying the requirement to pitch to the filter. 
 
• (10) OCS Outlet Apron 

 
Detail 5/L7, OCS Outlet Apron, has been modified to include length, width and depth of 
apron as well as rip rap stone size, per Maine Erosion and Sediment Control BMP 
Manual. Sheet L7 is included in this submission. 
 
• (11) Sewer Capacity Letter 

 
Frank Brancley has provided an ability to serve letter for sanitary service. The letter was 
submitted via email on 6/19/15 
 
• (12) Sheet L3, Catchbasin invert 

 
The invert out elevation has been revised. Sheet L3 is included in this submission. 
 

David Margolis-Pineo, June 12, 2015 
 

•  (1) No comment required 
 

• (2) Sidewalk Extension to Forest Avenue 
The applicant is reviewing the costs associated with extending the sidewalk to Forest 
Avenue. 
 
• (3) Extended Sidewalk Construction 

 
The applicant requests the city obtain necessary construction easements to construct the 
extended sidewalk. The applicant will meet with the impacted property owners to review 
sidewalk plan, including benefit of improvements and mitigation provisions. The applicant 
is currently modifying the sidewalk plan per discussions with city engineering. The revised 
plan will be submitted once completed. 
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• (4) Stormdrain easement  

 
The applicant has scheduled survey work to locate the stormdrain and establish the portion 
of the easement impacting the Bishop Street property. This information will be submitted 
as soon as available. 
 
• (5) No comment required 

 
• (6) No comment required 

 
• (7) Wetland Limit line 

 
Both temporary wetland disturbance and wetland disturbance areas are defined on Sheet 
L3. The temporary and wetland disturbance areas are also calculated and defined on Sheet 
L1. 

 
• (8) No comment required 

 
• (9) No comment required 
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Enclosed for your review are the following: 
 

• Revised Site Plans 
• Revised Site Detail Sheet L7 
• Revised Architectural Drawings (emailed 6/01/15) and Elevations (emailed 6/17/15) 
• Context Images (emailed 6/17/15) 
• Sheet M1.01, First Floor Mechanical Plan 
• Photometric Plan (emailed 6/17/15) 
• Stormwater Inspection and Maintenance Plan prepared by Ransom Consulting 
• Light Fixture Cut Sheets (emailed 6/17/15) 
• Stamped Survey (emailed 6/17/15) 
• Construction Management Plan (emailed 6/17/15) 
• Sewer Capacity Letter (emailed 6/19/15) 
• Bio Clean Filter In-line Roof Drain Manufacturer Product Sheets: 

o Bio Clean Downspout Filter TSS & Hydrocarbons Removal Testing 
o Bio Clean Downspout Brochure 
o Downspout Certificate of Listing 

 
Should you or staff have any additional questions or comments, please do not hesitate to contact 
me.  
 
Sincerely,  
Mitchell & Associates 

 
Robert B. Metcalf, Principal 
Maine Licensed Landscape Architect 
 
Enclosure 

cc: Greg Payne   
      Brooks More 

        Ben Walter 
      Steve Bradstreet  



 

 

 
 
July 9, 2015 
 
 
Ms. Nell Donaldson, Planner 
   and Planning Board Members 
City of Portland 
389 Congress Street 
Portland, Maine  04101 
 
 
RE: 72 Bishop Street 
  
 
Dear Nell and Planning Board Members, 
 
The following documentation and supporting information is an update to our previous response 
letter dated June 23, 2015 as well as additional comments based upon meetings with staff, new 
responses are in Bold text.   
 
Comments regarding the Draft Subdivision Plat 
 
Nell Donaldson: email dated June 4, 2015 
 

1. Add easements in graphic and list format. 
 
The two utility easements have been labelled and noted on the plan. 
 
The applicant has had initial discussion with a member of the lodge to discuss the utility 
easement across the lodge property as well as the ability to plant trees along the 
westerly property line.  They received a positive response that said, that individual 
needs to bring it before the lodge officers for final approval.   
 
Storm Drain Easement 
 
Regarding the storm drain easement area, we discussed with Mr. Clark that the easement 
area associated with the Bishop Street property will be limited to the area of the site 
impacted by the 15 FT off-set from the storm drain line.  The extent of the easement on 
abutting properties will be the City’s responsibility to obtain. June 23, 2015 
Response 
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The additional field survey documentation has been completed and shown on 
corresponding plans.  We need to note that the existing manhole structure off site in the 
south east corner is buried and not accessible.  This structure was previously located 
(not buried) by Owen Haskell, Inc. in 1974 for what was then Westbrook College.  This 
is the location that was used in preparing the survey plan for 72 Bishop Street, all of the 
other structures were located.  The easement has been located on the 72 Bishop Street 
property.  

 
4. Site Benchmark:  DPS Engineering does not use the top of hydrant spindles as benchmarks. 
Please use the bonnet bolt over the main hydrant connection. 

 
The benchmark shall be revised as requested. The surveyor is currently updating the survey 
to address all of Mr. Clark’s comments. The benchmark location has been changed as 
requested and the datum has been corrected.  Note, the corrected topography required 
modifications to the site grading plan. 

 
 
David Senus, P.E. 
 

• (1) NRPA permitting. 
 

The applicant has submitted an application for NRPA Tier 1 and ACOE Category 1 permits. 
A copy of the application was provided under separate cover. Copy of the permit 
approval shall be submitted upon receipt. 

 
• (2) Stamped Boundary Survey. 

 
The stamped boundary has been submitted. Additional survey work is scheduled for late 
June. When the location of the city stormwater line is determined and the benchmark reset, 
the survey will be resubmitted. The updated survey work has been added to the 
subdivision plan and will be added to the existing conditions survey plan. Upon review 
and approval of the revised plans, a new stamped boundary survey and subdivision 
plan shall be provided. 
 

 
David Margolis-Pineo, June 12, 2015 
 

• (2) Sidewalk Extension to Forest Avenue 
 

See comment above. 
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The applicant is reviewing the costs associated with extending the sidewalk to Forest Avenue. 
The applicant is willing to construct the last section of sidewalk (continuous open curb 
cut section) that has been added by the planning staff to the project.  We have had 
initial discussions with City staff concerning the potential of the City providing the used 
granite required for this added section of sidewalk and will continue to have discussion 
as the design of the sidewalk improvements are finalized. We would like point out again 
that during the zoning process when the applicant was asked by the planning board if 
the applicant would be willing to extend sidewalk from their site to the existing 
sidewalk on Bishop Street when the site plan application was submitted. Their 
understanding was to construct sidewalk up to the existing sidewalk (500 feet from the 
site to the existing sidewalk) east of Mayfield Street, not to Forest Avenue.   
 
The additional survey for this section of sidewalk is scheduled for next week and as 
soon as we have the updated information we will prepare a draft plan for discussion 
with staff and Tom Errico. 
 
Enclosed is a draft of the sidewalk plan up to the east side of Mayfield Street that we 
have been discussing with staff.  The plan reflects the most recent changes per 
discussions on July 8, 2015. 
 
At the request of an abutter, the applicant will add a note to the subdivision plan and 
site plan as follows: 
 
Avesta Housing will replace street trees located along the back side (right of way) of the 
new sidewalk should the trees die or show significant stress up to one year from 
completion of construction.  Determination of replacement shall be made by the City 
Arborist. 
 
• (3) Extended Sidewalk Construction 

 
The applicant requests the city obtain necessary construction easements to construct the 
extended sidewalk. The applicant will meet with the impacted property owners to review 
sidewalk plan, including benefit of improvements and mitigation provisions. The applicant 
is currently modifying the sidewalk plan per discussions with city engineering. The revised 
plan will be submitted once completed. The applicant has met with the abutters to review 
the design of the sidewalk and the need to obtain grading easements along their 
respective frontages. 
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Enclosed for your review are the following: 
 

• Revised Site Plan 
• Updated Subdivision Plan 
• Draft Sidewalk Plan (Not including additional section)  

 
Should you or staff have any additional questions or comments, please do not hesitate to contact 
me.  
 
Sincerely,  
Mitchell & Associates 

 
Robert B. Metcalf, Principal 
Maine Licensed Landscape Architect 
 
Enclosure 
 

cc: Greg Payne   
      Brooks More 

        Ben Walter 
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A

37.00 102 10 10
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From:  michael joyce <mjoyce790@gmail.com> 
To: HCD@portlandmaine.gov 
Date:  5/26/2015 8:49 AM 
Subject:  72 Bishop St. 
 
Dear Ms. Donaldson, 
         At the Planning Board workshop on 5/19/15, there was a question as 
to if the residents at the proposed facility at 72 Bishop St. would be 
allowed to have cars. The developer stated that the residents would be 
allowed to have as many vehicles as they wished. 
           The city's traffic engineer, Tom Errico, has based his trip 
generation forecast on information provided by Gorrill-Palmer, the 
developer's traffic consultant. On page 6 of your Planning Division 
Memorandum of 5/15/15, Mr. Errico states "This demand calculation assumes 
that none of the proposed tenants will be allowed to have a vehicle." Mr. 
Errico further states that " if automobile ownership is permitted for 
residents, the Project shall return to the Planning Board for review." 
             When will this Planning Board review be held? Please keep me 
informed as to the time and place of this review session. 
      Thank you, 
       Michael Joyce 
       9 Mayfield St. 
       Portland, Me. 04103 
       mjoyce790@gmail.com 
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