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CITY OF PORTLAND, MAINE 
ZONING BOARD OF APPEALS 

 
Kent Avery, Chair 

Donna Katsiaficas, Secretary 
Chip Gavin 

Eric Larsson 
Brandon Mazer 

Joseph Zamboni 

 
 
 

APPEAL AGENDA 
 

The Board of Appeals will hold a Public Hearing on Thursday, December 1, 2016, 6:30 p.m., Room 
209, 2nd Floor, City Hall, 389 Congress Street, Portland, Maine, to hear the following appeals:          

 
1. New Business: 
 
 A.  Practical Difficulty Variance Appeal: 

111 Cobb Avenue, Noel Poirier, owner, Tax Map 210, Block A, Lots 010, 011, 012 and 013, R-2 
Residential Zone:  The applicant is seeking a Practical Difficulty Variance to reduce the minimum 
street frontage from the required 50 feet [Section 14-80(c)] to 25 feet. Representing the appeal is 
Scott Regan, contractor, on behalf of the owner and also Mark Poirier, spouse of the owner. 

 
 B.  Conditional Use Appeal: 

2 Island Avenue, Peaks Island, Ten Pin LLC, buyer, Tax Map 84, Block R, Lot 030, I-B Island 
Business Zone: The applicant is seeking a Conditional Use Appeal under section 14-224(a) to convert 
an existing two-family dwelling to four-family dwelling. Representing the appeal are Heather 
Thompson and Mario Proia, members of the buyer, Ten Pin LLC. 
 
C.  Conditional Use Appeal: 
20 Orland Street, Jamie Howard and Jennifer Graham, owners, Tax Map 119, Block C, Lot 020, R-3 
Residential Zone: The applicant is seeking a Conditional Use Appeal under section 14-88(a)(2) to 
add an accessory dwelling unit to an existing residential condominium unit.  The condominium is 
part of a two-unit residential condominium building. Representing the appeal are the owners. 

 
2. Adjournment 
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2 Island Avenue, Peaks Island Me, 04108

Front (street side) Front (street side)

Right Side	

Right Side	



2 Island Avenue, Peaks Island Me, 04108

Back (water side) Back (water side)

Left Side	

Left Side	

















Jamie Howard and Jennifer Graham 
20 Orland St 
Portland, ME 04104 
207-730-8784 or 207-329-5426 
berniecoop@hotmail.com 

Dear Zoning Board of Appeals, 

Thank you for your time in reviewing this application. We are writing to request your permission to 

make an adjustment to our 3rd Floor living space in the hopes of officially making the space  a legal 

accessory unit (a.k.a. in-law apartment). We currently have enough space to have an additional, aging 

family member live with us, enable our teenage son remain in our home while he attends college, or 

have our children’s caregiver live in our home.  Hence, we are seeking to create a space for another 

generation or extended family to live within our home, yet have independent living space for privacy 

and independence. 

We believe this would meet the standard listed in Sec 14-88(a)(2) due to the following: 

1. Accessory Dwelling Unit must not be more than 30% of gross sf. -This auxiliary unit would be

22% (538sf of 2,400sf) of our home’s useable living space.  We would only be repurposing a

bedroom into a kitchen area and open a closet to make room for a kitchenette unit.

2. Accessory Dwelling Unit must have no outside stairs or fire escapes above the ground-There

are no open outside stairways or fire escapes, but there is a second, back staircase that could be

used for semi-private entry to the unit.

3. The lot size of the property must be at least 6,500sf. – The lot size that the property sits on is

approximately 6,805sf.

4. No dwelling shall be reduced in size to less than 1,000sf. –20 Orland St will be reduced only to

1,862 with accessory unit square footage is removed.

5. Adequate parking must be provided: There are currently 3 off-street parking spaces available

and only 2 are used.

6. Architectural Style must be maintained-The changes requested won’t change the outside

appearance of the house in any way. The internal structure of the house was renovated in the

1980’s and an additional kitchenette is not uncommon in this period’s design.

7. Parking areas should be screened-There are barriers (one tall wall and one landscaped mound

on each side of the driveway and 1 parking spot is in the garage. Our parking areas follows the

norm of any other house on our street and have never received any complaints from anyone.

8. The house must be occupied by the owners-We, the owners, currently occupy the home would

continue to do so while the unit is occupied.



We also believe that we meet the standards of conditional use because of the following: 

9. No substantial increase in vehicle volume or traffic-We are only seeking to modify the existing

space to possibly accommodate 1 additional person in our home. Further, one owner currently

works from home and any additional person added would only possibly add one additional car

to traffic. Optionally, any or all of us can utilize the bus system on Brighton Ave next to our

home as well as the new proposed Byway that is supposed to go through Orland St.

10. No substantial creation of noise, light, litter, etc.-Because we also would not wish to live in a

noisy or littered home, we wouldn’t tolerate any such things to occur. Further, we have never

had any complaints since occupying 20 Orland St.

11. No substantial negative effect on neighbors – We don’t believe that there will be any negative

impact on any of our neighbors, no matter how close in proximity. We actually believe this could

have a positive impact on our direct neighbors because it may be helpful for them to pursue

similar action on their partially finished 3rd floor. They are retired seniors and may benefit

greatly from in-home care providers as they are age and are unable to complete household

tasks.

I have included the requested documents with this letter. Thank you for your time and consideration. 

Jamie Howard and Jennifer Graham 



Warranty Deed - Ownership 



Structures and Parking 20-22 
Orland St 

20 Orland St 
Parking-Internal 1 
car garage plus 2 
spaces 

22 Orland St Parking 
– External 1 car
garage plus several 
additional spaces 
that are not used 



Land Plot 20-22 Orland 
6,805sf (6,300sf+5,25sf) 



Structures and Parking 20-22 Orland St 

Parking – 3 spaces, 1 internal garage (28X15), 2 external (50x14)-not blocking sidewalk 

20 Orland St Parking 

22 Orland St Parking 



20 Orland - Exterior 

Front, Driveway, Garage 

Side entrance to back yard 

Back deck 



20 Orland - Stairs 

Back stairs  
to second floor 

Front entry stairs  to 
second floor 

Entry to stairs to 3rd 
Floor 3rd Floor Stairs 



20 Orland-First Floor 

Living room 1 
Living room 2 

Dining Room 1 

Dining Room 2 Kitchen ½ bath and laundry 



1st Floor Plan (no changes) 
1,298 SF 
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Grand 
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Mud 
Room 
7x10 
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Entry 
4x9 

28 

Hall and 
Stairs 
28x9 

Exterior Deck 
(Excluded) 



1st Floor Measurement Details and Summary (sf) 

Mud Room 7x10 70 

Kitchen 12x14 168 

Dining Room 12x14 168 

Sun Room 12x14 168 

Entry 9x4 36 

Grand Room 28x13 364 

Hallway/Stairs/Landing 28x9 252 

Laundry 1/2 Bath 8x9 72 

Total: 1,298 sf 



20 Orland- Second Floor 

Bedroom 1 Bedroom 2 Bedroom 3 

Bedroom 4 Hallway Full Bath 



2nd Floor Plan 824 sf (no changes) 
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Closet Closet 

Closet 



2nd Floor Measurement Details and Summary (sf) 

Bedroom 13x13 169 

Bedroom 13x13 169 

Bedroom 16x13 208 

Bedroom/Office 9x9 81 

Bath 9x8 72 

Hallway 25x5 125 

Total: 824 sf 



20 Orland- Third Floor 
Room where  
kitchenette added.

3rd floor ¾ bath 
room-Closet behind 
this bathroom wall. 

Closet behind next to 
this wall. 

Closet turned into kitchenette with sink, 
stove and refrigerator. 

3rd Floor bedroom 

Storage 



3rd Floor Plan 538 sf 

Bedroom 
14x11 

11 

14 

11.5 

Bedroom 
11x11 

¾ Bath 
8x9 
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Storage 
7x9 

Closet 

Stairs 

11 

Shower 

Entry/Living 
11.5x6 

Storage 
7x9 

11 
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Closet 
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3rd Measurement Details and Summary Current and 
Proposed (sf)  

Bedroom 11x14 168 

Entry/Living 6x11.5 66 

Dining/Living/Kitchenette 11x11 121 

Bathroom 8x9 72 

Storage 6x9 56 

Storage 6x9 56 

 Total: 539 sf 



Accessory Unit Percentage of Total Analysis (% of sf) 

1st Floor 1,298 sf 

2nd Floor 824 sf 

3rd Floor 539 sf 

20 Orland St. SF 2,650 sf 

 Percentage of Total: 20% 



3rd Floor Plan (current) 

Request is to open up 
this closet wall where 
there is an existing 
door and add a 
kitchenette unit, 
hence, creating a 
kitchen and living area 
for a legal Accessory 
Unit. The space  is not 
an addition, but only 
repurpose a closet 
into an area for a 
kitchenette. 

Bedroom 
14x11 

11 

14 

11.5 

Bedroom 
11x11 

¾ Bath 
8x9 
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7x9 Stairs 

11 

Shower 
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11.5x6 

Storage 
7x9 

11 

Closet 

8 

9 

Closet 

9 

9 

7 

7 



20 Orland- Third Floor Changes 
*Remove wall of closet and closet door, finish out the opening.
*Add hot and cold water plumbing for a kitchen sink.
*Add any electrical plugs needed for a small stove and refrigerator,
possibly an all in one kitchenette appliance (see below). 

*Add cabinetry for additional kitchen storage.



3rd Floor Plan (current) 

Bedroom 
14x11 

11 

14 

11.5 

Bedroom 
11x11 

¾ Bath 
8x9 

9 

Storage 
7x9 Stairs 

11 

Shower 

Entry/Living 
11.5x6 

Storage 
7x9 

11 

Closet 
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Kitchenette 
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7 



20 Orland- Closet 

5ftx2ft Closet requested turned into 
kitchenette with sink, stove and refrigerator. 
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