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APPEAL AGENDA 
 

The Board of Appeals will hold a Public Hearing on Thursday, June 1, 2017, at 6:00 p.m. on the 
Second Floor in Room 209 at Portland City Hall, 389 Congress Street, Portland, Maine, to hear the 
following appeals:          

 
1. New Business: 

 
A. Conditional Use Appeal:  76 Frances Street, Michael and Molly Collin, owners, Tax Map 187, 

Block E, Lot 018, R-3 Residential Zone: The applicants are seeking a Conditional Use Appeal 
under Section 14-88(a)(2) to create an accessory dwelling unit as part of an addition to their 
existing single-family home.  This would extend the Conditional Use that was previously 
approved by the Board on October 6, 2016, so that the applicants can secure a building permit and 
start construction. Representing the appeal are the owners. 
  

B. Conditional Use Appeal:   2 Island Avenue, Peaks Island, Ten Pin LLC, owner, 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. This 
would extend the Conditional Use that was previously approved by the Board on December 1, 
2016, so that the applicant can secure a building permit and start construction. Representing the 
appeal are Heather Thompson and Mario Proia, members of Ten Pin LLC. 

 
C. Conditional Use Appeal: 81 Longview Drive, Peter Brogan, owner, Tax Map 387, Block A, Lot 

011, R-2 Residential Zone: The applicant is seeking a Conditional Use Appeal under Section 14-
78(a)(2) to create an accessory dwelling unit as part of an addition to his existing single-family 
home. Representing the appeal is the owner. 

 
D. Conditional Use Appeal:  75 Douglass Street, Jonathan Bradstreet, owner, Tax Map 078, Block 

B, Lot 003, R-5 Residential Zone: The applicant is seeking a Conditional Use Appeal under 
Section 14-118(a)(5) to gain approval for an existing third dwelling unit on the property that is 
located in a detached garage.  The current legal use of the property is a two-family dwelling. 
Representing the appeal is the owner. 
 

2. Adjournment 
 



Michael	and	Molly	Collin	
76	Frances	Street	
Portland,	ME	04102	
207-775-9120	
michaelcollin@mac.com	
	
To	the	Zoning	Board	of	Appeals	
City	of	Portland	
389	Congress	Street	
Portland,	ME	04101-3509	
	
We	are	re-applying	to	alter	our	single	family	home	at	76	Frances	Street	to	include	an	additional	
dwelling	unit.		We	were	unable	to	break	ground	within	the	six-month	period	granted	to	us	
following	our	last	application.	As	a	result,	this	time	we	would	like	a	2-year	approval	period	to	
cover	any	additional	unforeseen	delays.	
	
The	proposed	addition	includes	a	first	floor	accessory	unit	for	our	in-laws	and	a	second	floor	
with	two	bedrooms	and	bath	accessible	through	our	existing	primary	dwelling.		In	addition	to	
the	accessory	unit,	we	are	proposing	to	add	a	workshop,	enlarging	our	living	room,	and	creating	
a	new	rear	entrance	via	a	mud	room.	
	
We	believe	the	proposed	plan	meets	all	conditional	use	standards	in	R3	Zone.		See	pages	3-4	
(Conditional	Use	Standards)	for	additional	explanations.	
	
Our	proposed	plans	fall	within	the	City’s	setback	regulations	with	the	exception	of	the	25-foot	
setback	from	the	front	property	line.		The	foundation	of	our	existing	building	sits	14	feet	from	
the	property	line.	Using	the	prescribed	calculation	of	the	average	setback	of	our	adjacent	
neighbors	we	are	proposing	to	build	the	addition	14.5	feet	from	our	front	property	line.		Our	
neighbor	to	the	south	(72	Frances	Street)	sits	4	ft.	from	their	front	property	line	and	our	north	
neighbor	(86	Frances	Street)	sits	beyond	the	required	25	ft.	(25+4=29,	29/2=14.5)	See	pages	10-
11	(Adjacent	setbacks)	for	additional	documentation.	
	
We	have	included	many	of	our	neighbors	in	the	process	making	them	aware	of	our	plans	and	
have	shared	preliminary	plans	to	ensure	that	they	are	comfortable	with	the	exterior	design	and	
façade.	
	
Best,	
	
	
Michael	and	Molly	Collin	
76	Frances	Street,	Portland,	ME	04102	
	
Enclosure:	

1. Appeal	Application	(p.	2)	
2. Conditional	Use	Standards	(p.	3-4)	
3. Plot	plan	(p.	5)	
4. Floor	plans	(p.	6-7)	
5. Tax	map	(p.	8)	

6. Property	photos	
a. Property	Photos	(p.	9)	
b. Adjacent	setbacks	(p.	10-11)	
c. Parking	(p.	12)	

7. Deed	(p.	13-14)	
	



 

 
Michael A. Russell, MS, Director Ann Machado 
Permitting and Inspections Department Zoning Administrator 

 
CITY OF PORTLAND ZONING BOARD OF APPEALS 

Conditional Use Appeal Application 
Applicant Information: Subject Property Information: 

 
NAME PROPERTY ADDRESS 

 
 

BUSINESS NAME CHART/BLOCK/LOT (CBL) 
 
 

BUSINESS ADDRESS PROPERTY OWNER (If Different) 
 
 

BUSINESS TELEPHONE & E-MAIL ADDRESS (If Different) 
 
 

APPLICANT’S RIGHT/TITLE/INTEREST PHONE # AND E-MAIL 
 
 

CURRENT ZONING DESIGNATION CONDITIONAL USE AUTHORIZED BY 
SECTION 14-    

 
EXISTING USE OF THE PROPERTY: 

 
 
 
 

TYPE OF CONDITIONAL USE PROPOSED: 
 
 
 
 
 

STANDARDS: Upon a showing that a proposed use is a conditional use under this article, a conditional use permit shall be 
granted unless the Board determines that: 

1. 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 

2. 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 

3. 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 of other allowable uses in 
the zone. 

NOTE: If site plan approval is required, attach preliminary or final site plan. 
 

The undersigned hereby makes application for a conditional use permit as described above, and certifies that the information 
herein is true and correct to the best of his OR her knowledge and belief. 

 
 
 

SIGNATURE OF APPLICANT DATE 
389 Congress Street * Portland Maine 04101-3509 * Phone: (207) 874-8703 * Fax: (207) 874-8716 

http://www.portlandmaine.gov/planning/buildinsp.asp * E-Mail: buildinginspections@portlandmaine.gov 

http://www.portlandmaine.gov/planning/buildinsp.asp
Michael and Molly Collin

-

Owner

R-3

Primary residence

Addition to primary residence with an accessory unit.

76 France Street

187 E 018 & 019

207-775-9120

michaelcollin@mac.com

88 (a) (2)

5/8/17

mailto:buildinginspections@portlandmaine.gov


Conditional	Use	Standards	

Section	14-88	of	the	City	of	Portland	Zoning	Ordinance	lists	the	alteration	of	a	detached	single-

family	dwelling	to	accommodate	one	(1)	additional	dwelling	unit	for	the	benefit	of	homeowners	

or	tenants,	as	an	acceptable	conditional	use	in	Zone	R3	provided	that:		

	

a. “The	accessory	unit	shall	be	no	more	than	thirty	(30)	percent	of	the	gross	floor	area	of	principal	

building	and	shall	have	a	minimum	floor	area	four	hundred	(400)	square	feet;	gross	floor	area	

shall	exclude	any	floor	area	that	has	less	than	two-thirds	of	floor-to-	ceiling	height	above	the	

average	adjoining	ground	level;	gross	floor	area	may	include	attic	space	if	such	space	shall	be	

included	as	habitable	space	within	either	dwelling	unit.”	

In	the	proposed	plans	the	accessory	unit	measures	876	sf	and	is	28%	of	the	gross	floor	area	of	
the	principal	building	(3,121	sf)	
	

b. “There	shall	be	no	open	outside	stairways	or	fire	escapes	above	the	ground	floor.”	

There	are	no	outside	stairways	existing	or	as	part	of	the	proposed	plans.	
	

c. “Any	building	additions	or	exterior	alterations	such	as	facade	materials,	building	form,	or	roof	

pitch	shall	be	designed	to	be	compatible	with	the	architectural	style	and	to	maintain	the	single-

family	appearance	of	the	dwelling.”	

The	proposed	plans	have	been	designed	to	maintain	the	appearance	of	a	single-family	
dwelling	while	remaining	compatible	with	the	architectural	style	of	a	cape	design.		
	

d. “A	minimum	lot	size	of	six	thousand	five	hundred	(6,500)	square	feet	of	land	area	shall	be	

required”	

The	property	lot	of	76	Frances	Street	(TM	187	E018-19)	measures	11,584.4	sf.	
	

e. “No	dwelling	unit	shall	be	reduced	in	size	to	less	than	one	thousand	(1,	000)	square	feet	of	floor	

area,	exclusive	of	common	areas	and	storage	in	basement	or	attic.”		

The	proposed	plans	do	not	include	any	reduction	in	size.	
	

f. “Parking	shall	be	provided	as	required	by	division	20	of	this	article.”		

76	Frances	currently	has	4	parking	spaces	with	three	(3)	surface	parking	spaces	and	an	
additional	space	in	the	garage.	See	page	12	(Parking)	for	additional	documentation.	
	

g. “The	project	shall	be	subject	to	article	v	(site	plan)	of	this	chapter	for	site	plan	review	and	

approval”:		

Supplemental	documents	included	with	this	application	are	attached	to	comply	with	
requirements	of	article	V.	
	

I. “Any	additions	or	exterior	alterations	such	as	facade	materials,	building	form	and	roof	

pitch	shall	be	designed	to	be	compatible	with	the	architectural	style	of	the	building.“	

The	proposed	plans	have	been	designed	to	maintain	the	appearance	of	a	single-family	
dwelling	while	remaining	compatible	with	the	architectural	style	of	a	cape	design.		
	

	 	



Conditional	Use	Standards	

II. “The	scale	and	surface	area	of	parking,	driveways	and	paved	areas	shall	be	arranged	and	
landscaped	to	properly	screen	vehicles	from	adjacent	properties	and	streets.”		

The	proposed	plan	does	not	include	any	new	surface	area	of	parking,	driveway	or	paved	
areas.	

	
h. “Either	the	accessory	unit	or	principal	unit	shall	be	occupied	by	the	lot	owner,	except	for	bona	

fide	temporary	absences.”		
The	Collin	family	will	continue	to	occupy	the	principal	unit.	
	
	
It	is	noted	in	the	Conditional	Use	Appeal	Application	that	the	Board	may	be	concerned	with	the	
volume	and	type	of	vehicular	traffic	to	be	generated,	hours	of	operation,	expanse	of	pavement,	
and	the	number	of	parking	spaces	required	that	the	proposed	alteration	my	not	be	consistent	
with	that	which	would	normally	occur	at	other	surrounding	uses	in	the	R3	Zone	
The	applicants	of	this	plan	believe	that	the	additional	unit	will	have	little	affect	on	
neighborhood	traffic.		Additionally,	it	is	not	necessary	to	increase	pavement	for	additional	off	
street	parking	spaces	as	the	current	site	has	a	total	of	4	available	parking	spaces.		
	
The	applicants	also	believe	that	this	proposed	conditional	use	does	not:	
“create	unsanitary	or	harmful	conditions	by	reason	of	noise,	glare,	dust,	sewage,	disposal,	
emissions	to	the	air,	odor,	lighting,	or	litter…	nor	will	“the	design	and	operation	of	the	
proposed	use,	including	but	not	limited	to	landscaping,	screening,	signs,	loading	deliveries,	
trash	and	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	of	other	allowable	uses	in	the	zone.”	
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76 Frances St - Conditional Use Appeal





Ten Pin LLC 

9 Adams Street 

Peaks Island, ME 04108 

heather@tjwhome.com 207-653-1392 

Zoning Board of Appeals 

389 Congress St, Portland ME 04101 

11-14-16

Conditional Use Appeal Application: 2 Island Ave, Peaks Island 

To Whom It May Concern: 

Please accept this application to change the use of 2 Island Avenue on Peaks Island. The 

building is currently a legal two-unit residential apartment building in the 1-8 zone on Peaks 

Island. We are applying to change the use of 2 Island Ave from a two-unit apartment building 

to a four-unit residential apartment building with one business office/storage space. The two 

new apartments and the office/storage area will be built within the existing structure; no 

additions or expansions of the envelope are required to make space for the additional units. 

The additional parking required for the new units will be provided by expanding the existing 

parking area that is shown on the drawings.  We are requesting that we are granted 18 months 

to finalize the conditional use change.

This change of use is permitted under section 14-224 of Portland's zoning ordinance. 

hthompson
Text Box
5-15-17



Ten Pin LLC 

9 Adams Street 

Peaks Island, ME 04108 

hea,her@·1v-.home. om 207-653-1392 

Zoning Board of Appeals 

389 Congress St, Portland ME 04101 

11-16-16

Memo Regarding Conditional Use Appeal Application: 2 Island Ave, Peaks Island 

To Whom It May Concern: 

This memo will describe how the proposed changes to 2 Island Ave meet the conditions for the 

Conditional Use Appeal. 

CondU'ions: 

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;

We are proposing 4 residential apan:ments and one office with storage. Any traffic created by the 

inhabitants of the apan:ments and office will be consistent with traffic in the IR-2 zone and the 1-8 zone 

which includes the Inn on Peaks Island, the Lions Club (right next door), the Island Hou-se Restaurant (2 

properties down Island Ave), the Ice Cream Shop, Peaks Cafe and Hannigan's Island Market. The 

proximity to the ferry greatly reduces the need for a vehicle for inhabitants of the apartments. The office 

will operate from 8 to 5, this Is consistent with other businesses on the Island and will create very little 

vehicle traffic. 

The proposed office/storage area does not need conditional use approval; it is allowed "by right" under 

Sec 14-223(b). In addition, the parking requirement is not part of the conditional use review and will be 

dealt with during the later permitting/subdivision phase. 

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;

The building is served by public sewer, and the apartments will confirm to City of Portland building code. 

There will be no excess noise, glare, dust, sewage disposal, emissions to the air, odor, lighting, or litter 

created by the operation of the office and or the residential apartments. 

c. The design and operation of the proposed use, mcludmg but not limited to landscaping, screening, signs, 

loading, deliveries, trash or waste generation, arrangement af structures, and materials storage will not 

hove tJ substantially greater effect/impact on surrounding properties than these assodated with 

surrounding uses or other allowable uses In the zone.

hthompson
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There are no new proposed structures. All business-related activity will happen during business hours. 

Waste generation will be consistent with residential activity, office waste will be minimal (paper recycling, 

minimal trash). Any new signs will be minimal, unlighted. Materials will be stored within the building. 

Sec. 14-224. Conditional uses. 

The following uses are permitted only upon the issuance of a condftional use permit, subject to the 

provisions of section 14-474 {conditional uses) of this article and any special provisions, standards or 

requirements specified below: 

(a) Two·, three- or four-family dwelling, provided that:

1. No open outside stairways or fire escapes above ground floor sha(( be constructed or have been

constructed in the immediately preceamg five (SJ years;

There is a permitted outside fire escape that serves the 2nd floor apartment in the front of the building. 

The fire escape was built in 2000. 

2. A be/ow-grade dwelling unit shall be permitted only if acce_ss is provided directly to the outside of the

building;

The proposed grade level apartment sits at grade and has direct access to the outside. 

3 Density shall be determined by the most restrictive abutting residential zone, except for those lots which 

are served by pubNc water and sewer, where density shall be determined by the Ci
t

y of Portland Land Use 

Code of Ordinances Chapter 14 Sec. 14-224 Rev.1-18-201214-289 leost restrictive abutting residential 

zone. If no residential zone is abutting, density shall be determined by the nearest residential zone. 

Residential uses shall meet the requirements of such abutting or nearest residential zone; 

The abuttlng residential zone, IR-2, does not have a density requirement. 

4. Any additions or exterior alterations shall be compatible with the original architecture of the building.

The exterior design of new construction, including the architectural style, facade materials, roof pitch,

building form, and height shall be compatible with neighboring properties;

There are no exterior alterations currently planned. Any future changes in claddmg 

materials/windows/roof pitch/form/ height will be consistent with the residential buildings on Peaks 

Island {clapboards/gable end roof) and will meet current building and zoning_ requirements. 

5. No existing dwelling unit shall be decreased to less than one thousand (1,000) square feet of floor area;

The 2 existing apartments will not be reduced from their current s1zes. 

6. No additional dwelling unit shall have less than six hundred (600} square feet of floor area, exclusive of

common hallways and storage in basement and attic;

Both proposed units are larger than 600 sf. 



7. All sanitary waste shall be disposed of by a public sewer, subsurface sewerage system or other method

in compliance with all applicable federal, state and local regulations,

The building Is served by public sewer and water. 

8. The proposed conversion has sufficient water for the needs of the dwellings and will not cause an

unreasonable burden on on existing water supply nor adversely affect groundwater resources;

The building 1s served by public sewer and water. 

Additional Notes: 

The proposed storage area #2 1s meant to be storage for the adjacent apartment, it will not be rented 

separately rom the apartment. 

hthompson
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We are requesting that this conditional use change be granted for the maximum time allowable, 18 months from date of approval.
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Services

Applications

Doing Business

Maps

Tax Relief

Tax Roll

Q & A

browse city
services a­z

browse facts and
links a­z 

Best viewed at
800x600, with
Internet Explorer

This page contains a detailed description of the Parcel ID you selected.

Current Owner Information:

CBL 084 R030001
Land Use Type
Verify legal use with
Inspections Division

RETAIL & PERSONAL SERVICE

Property Location 2 ISLAND AVE
Owner Information TEN PIN LLC 

9 ADAMS ST 
PEAKS ISLAND ME 04108

Book and Page 33775/177
Legal Description 84­R­30

ISLAND AVE 2
GARDEN PLACE 1­3
PEAKS ISLAND 14771 SF

Current Rental Registration Yes
Acres 0.3391

Current Assessed Valuation:

TAX ACCT NO. 12832

LAND VALUE $304,900.00
BUILDING VALUE $159,600.00
HOMESTEAD EXEMPTION ($15,000.00)
NET TAXABLE ­ REAL
ESTATE $449,500.00

 

TAX AMOUNT $9,488.96

OWNER OF RECORD AS OF APRIL
2016
PARKER CAROLYN T

2 ISLAND AVE 
PEAKS ISLAND ME 04108

Any information concerning tax payments should be directed to the 
Treasury office at 874­8490 or e­mailed.

Building Information:

Building 1
Year Built 1921
Style/Structure Type
# Units 2
Square Feet 4680

View Sketch View Map View Picture

Exterior/Interior Information:

Building 1
Levels 01/01
Size 2196
Use MULTI­USE STORAGE
Height 14
Walls FRAME
Heating NONE
A/C NONE

Building 1
Levels 01/01
Size 1440
Use APARTMENT
Height 14
Walls FRAME
Heating ELECTRIC
A/C NONE

Building 1
Levels 02/02
Size 1044

Assessor's Office | 389 Congress Street | Portland, Maine 04101 | Room 115 | (207) 874­8486

City      Home         Departments         City Council         E­Services         Calendar         Jobs

http://www.portlandmaine.gov/services.htm
http://www.portlandmaine.gov/facts.htm
http://www.portlandassessor.com/default.htm
mailto:treasury@portlandmaine.gov
http://www.portlandassessor.com/images/sketches/ME003_084%20%20R030001_1.JPG
http://www.portlandassessor.com/taxmaps/I__E15NW.pdf
http://www.portlandassessor.com/images/pictures/084%20%20R030001-01.jpg
http://www.portlandmaine.gov/
http://www.portlandmaine.gov/assessors/assessors.asp
http://www.portlandmaine.gov/departments.htm
http://www.portlandmaine.gov/council.htm
http://www.portlandmaine.gov/eservices.htm
http://www.portland-calendar.com/
http://www.portlandmaine.gov/jobs.asp
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Size 1044
Use APARTMENT
Height 8
Walls FRAME
Heating ELECTRIC
A/C NONE

Other Features:

Building 1
Structure POST OFFICE FIN
Size 7X18

Building 1
Structure PORCH ­ ENCL
Size 7X11

Building 1
Structure WOOD DECK
Size 12X47

Building 1
Structure PORCH ­ COVERED UPPER
Size 7X29

Building 1
Structure PORCH ­ COVERED
Size 7X18

Sales Information:

Sale Date Type Price Book/Page
1/20/2017 LAND + BUILDING $643,293.00 33775/177

http://www.portlandassessor.com/default.htm
















2 Island Ave.
Conditional Use Appeal

Copyright 2011 Esri. All rights reserved. Mon Nov 21 2016 01:00:29 PM.







































81 Longview Dr - Conditional Use Appeal





























75 Douglass St - Conditional Use Appeal
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