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                 PLANNING BOARD REPORT 
PORTLAND, MAINE 

 

Lyseth/Lyman Moore Access, Circulation, Parking and Drainage Improvements 
171 Auburn Street 
Level III Site Plan 

Project # 2017-202 
City of Portland Parks, Recreation and Facilities Department, Applicant 

 

Submitted to Portland Planning Board: 
Public Hearing Date:  January 23, 2018 

Prepared by:  Jean Fraser 
Date:  January 19, 2018 

 

I. INTRODUCTION 
The City of Portland Parks, Recreation and Facilities Department has requested final site plan approval of a Level 
III application for circulation, access, drainage and parking improvements on the Lyseth Lyman- Moore Campus.  
The campus is comprised of the Lyman Moore Middle School nearest to Auburn Street, and the Lyseth 
Elementary School towards the rear of the site.  The project was considered at a Planning Board Workshop on 
December 6, 2017 and the applicant has been working with staff to revise the proposals and provide additional 
information to address the Planning Board comments. 
 

The site is located primarily in the R2 zone, 
with a corner within the ROS zone that abuts 
the schools. It is constrained by having one 
main vehicle access via signals at Auburn 
Street, with a secondary vehicle access at 
Junior Street via other residential streets. 
 

The project is being brought before the 
Planning Board as it impacts about 25 acres -  
with  extensive site work over about 4.5 acres 
to improve the drainage, access and parking;  
the project does not include any new 
buildings. 
 

The applicant held a Neighborhood Meeting 
on October 18, 2017 at the Lyman Moore 
Middle School which was attended by seven neighbors;  notes are included in Attachment S. This Hearing was 
noticed to 189 neighbors and interested parties, and the public notice appeared in the Portland Press-Herald on 
January 16th and 17th, 2018. The Planning Division received a letter in support from the Principal of Lyseth School 
prior to the PB Workshop and has not received any additional comments as of the completion of this Report. 
 

Applicant:  City of Portland Parks, Recreation and Facilities Department, (David Onos) 
Consultants: Wright-Pierce (Douglas Rice and Michael Guethle) 
                         
Required reviews and requested waivers  

Applicant’s Proposal Applicable Standards 

Site work of over 4.5 acres affecting 
approximately 25 acres of school grounds and 
athletic fields 

14-523 Site plan Required Approval and Applicability Level III 
Site Plan and 14-526 Site Plan Standards 
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Waivers Applicable Standards 

The applicant requests a waiver for the 33% of 
the parking to consist of compact size parking 
spaces, which would be used by staff and thus 
little turnover is expected. 

The Technical Manual Standard 1.14 Parking and Parking Lot 
Design requires that compact parking be a maximum of 20% of 
parking spaces. The Traffic Engineering Reviewer supports the 
waiver request (Attachment 1) 

 
II. PROJECT DATA  
  

SUBJECT DATA 

Existing Zoning R2 (plus small area ROS) 

Existing Use School and Athletic Fields 

Proposed Use Same uses, improved facilities 

Parcel Size 25.12 acres  (1,146,475 sq ft) 

Existing building footprint 140,000 sq ft 

Impervious Surface Area 
--Existing 
--Proposed 
--Net Change 

 
371,935 sq ft 
347,735 sq ft 
    2,800 sq ft 

Total Disturbed Area 198,500 sq ft 

Building Footprint N/A 

Parking Spaces 
-Existing 
-Proposed 
-Net change 
-Handicapped Spaces 

 
135 formal;  40+/- informal 
185 
 50 
 10 

Bicycle parking Spaces 
-Existing 
-Proposed 
-Net change 

 
0 (conforming) 
56 
56 

Estimated Cost of Project $1,540,000 

 
III. BACKGROUND AND EXISTING CONDITIONS 
The campus is located on the east side of Auburn Street just north of the Northgate Shopping Plaza, surrounded 
by R2 and R3 residential development. Immediately southeast of the schools are athletic fields (3 baseball fields, 
basketball and tennis courts) that are used by both the school and the community.  
 

View looking east from main 
access drive; Junior Street to left 
and main entrance to the Lyman 
Moore Middle School is to the 
right. 
 
(Lyseth elementary School in far 
distance straight ahead) 

 
The main vehicle access is from Auburn 
Street at signals, but the site can also be 
accessed by vehicles via Bartley Avenue 
and Junior Street to the north.  There are 
additional points where pedestrian and 
bicycle access to the campus is possible 
(see Circulation Overview Plan in P12). 
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The existing conditions are described in summary in the applicant’s submission “Description of Project” 
(Attachment C) and also in the 2011 Report of the Portland District Safe Routes to School Committee (Attachment 
7).  The latter study explored ways to encourage pupils to walk or bicycle to the schools and included a set of 10 
key recommendations that are summarized below to provide a context for the current project: 

1. Lyman Moore & Lyseth Drop-Off Zone/Parking Lot Redesign & Designation of Remote Bus/Car Drop 
Locations 

2. Relocate Bike Parking at Lyseth & Lyman Moore to encourage use and reduce risk of theft & 
vandalism 

3. Install/Enhance Crosswalks: 
a. Across Lyseth-Moore Drive at Junior St. 
b. Washington Ave. Ext. 

4. Locate Crossing Guard at Allen Ave. & Bramblewood/Virginia 
5. Construct Missing Sidewalk Links (list includes Junior Street) 
6. Annual Bicycle & Pedestrian Safety Education, including: 
7. Organize Peer Walkpool and/or Bike Train groups for Lyman Moore Students – and Adult-Led Walking 

School Bus and/or Bike Train groups for Lyseth Students  
8. Winter Enforcement & Maintenance of Sidewalks and Paths 
9. Use Speed Trailers Twice a School Year and Practice Speed Enforcement on nearby streets 
10. Offer Encouragement Campaigns and Incentives for Students and Staff to Walk, Bike, Use Transit, and 

Carpool  to both School and After-School Events 
 

The two schools include a total of approximately 1000 pupils and 150 staff members with their associated staff 
parking areas, bus access and waiting areas, and areas where parents drop-off /pick-up children. The adjacent 
athletic fields are well-used, though more later in the day but parking is currently informal.  These access and 
parking needs create a congested area that is a challenge for pedestrians. 
 

Drainage improvements for the playing fields and a walking trail around them were proposed, and the associated 
site plans approved (at staff level in early 2017) after a number of discussions with neighbors to the south who 
were affected by the ROS/athletics activities and proposed trail. The approved site plan is included for 
information and context below. The work in the athletic fields and edges of the current proposal (eg staff parking 
area) will start this summer (see Phasing Plan P14), with the remainder the following summer.  Construction has 
been phased to avoid the school sessions and the applicant has requested an approval for 3 years to allow for this 
phasing. 
 
 
   

Improvements already 
approved for athletics fields, 
including improved drainage 
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IV. PLANNING BOARD WORKSHOP 12/6/17 DISCUSSIONS 
The Board acknowledged that the existing conditions needed to be improved but suggested that more could be 
done to improve pedestrian safety and document the need for the significant increase in parking provision.  The 
main concerns were: 

• That further information was needed to understand and substantiate the need for parking provision that 
was significantly higher than required by zoning; 

• That to encourage bicycle use there should be more bicycle parking areas;  

• That pedestrian circulation and safety needed further consideration; 

• That the interface with Junior Street should be improved; 

• That the plans should show connections with the surrounding area more clearly (trails; Junior Street etc) 
 

The applicant has submitted updated plans and additional information to address the Board’s comments. 
        

V. PROPOSED DEVELOPMENT 
The proposal is for the redevelopment of the current access, circulation and parking facilities in the vicinity of the 
Lyman Moore and Lyseth schools in order to reduce conflicts between school buses, cars and pedestrians 
particularly at the beginning and end of the school day. In overall terms the proposals create one loop (yellow) 
for school buses and one loop for passenger cars (pink), along with improved parking areas and pedestrian 
crossings and sidewalk areas, as shown in the Circulation Overview Plan (P12 and below).  This plan was revised 
to add in the trail connections and show Junior Street;  it also illustrates the proposed new planting and revised 
rear multi-way intersection.  
 
 
 
 
 
 
 
 
 
 
 

  

Overall  Circulation Plan (see Plan P12) 
 

As part of the project, an underdrained grassed soil filter is being introduced into the westernmost “island” and a 
series of catchbasins plus roofdrains will direct stormwater to this system. (see Stormwater Response letter & 
Report in Attachments U & K).  
 

The project also includes landscaping and the proposal has been developed in consultation with the City Arborist 
(Plans P10/P11 and City Arborist comments in Attachment 5). 
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Since the Workshop the Site Plan has been revised to: 
 

• Reconfigure the “multiway” intersection towards the rear of the site so that the pedestrian crossing is 
direct and a continuation of the sidewalks;  this design incudes a fire access lane across the “island” and a 
dedicated turn lane from the larger parking area; 

• Double the number of bicycle parking racks and to distribute them so that they are near all of the 
entrances to the schools; and 

• Revise the area in the vicinity of Junior Street to reduce potential vehicle/pedestrian conflicts. 

       Site Plan (see Plan P5) 
 

VI. STAFF REVIEW 
 

A. ZONING 
The project involves an upgrade of essential 
school support facilities and does not raise 
issues of zoning as the schools are a permitted 
use.   
 

The proposals include the addition of 50 
parking spaces to total 185 spaces and Division 
20 re parking prescribes 1 parking space per 
classroom (82 spaces).  This number does not 
take into account the actual number of school 
employees nor the ROS use that is accessed 
and supported by the same facilities. The 
applicant submitted additional information 
regarding parking demand and there is clearly 
more need for parking than supply at the 
moment.  (See also further discussion below) 
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The zoning map is included as it provides a useful context plan, illustrating not only the limited access to the 
school site but also the stream protection zone (Fall Brook Urban Impaired stream) that runs along the west part 
of the site and impacts the drainage proposals for the project (though it is understood the proposed construction 
wok is not located within the stream Protection Zone). 

 

B. SITE PLAN STANDARDS (14-526) 
The applicant has provided a comprehensive final application, with additional information and revisions as 
requested at the Planning Board Workshop. The proposed development has been reviewed by staff for 
conformance with the relevant review standards of Portland’s site plan ordinance and applicable regulations. 
 

i. Transportation Standards  
 

 Impact on the Surrounding Street Network and Circulation 
The preliminary proposals were the subject of a large number of detailed preliminary comments (most 
outlined in Attachment 1).  The applicant met with staff and revised the proposals prior to the Planning Board 
Workshop, including revisions to address the Fire Department concerns about the width of the access routes 
to the schools. The Response Letter in Attachment P15 explains how emergency access can be achieved. 
 

The applicant met with staff since the Planning Board Workshop and further revised the plans to address the 
Planning Board and staff concerns.  Revisions address the two issues that were discussed at the PB 
Workshop:  
 

• Junior Street enters the site from Bartley Avenue and is used as an alternative access route particularly 
for parents dropping off/picking up children.  There is a history of concerns raised by neighbors along this 
route regarding speeding and parking.  City representatives have met with them in the past and introduced a 
no parking zone along Junior Street in early 2017.   
 

At the Neighborhood Meeting on the current project (see notes in Attachment S) concerns were raised over 
the existing impacts on Junior Street and suggestions 
offered for how this project could limit access at this 
location.  
 

This question was discussed with the DPW Transportation 
Systems Engineer who has been involved in the previous 
discussions.  Further observations were undertaken in 
November 2017 which did not indicate any particular 
problems, and the Engineer concluded:  

“Based on the observed counts, closing Junior Street to 
through traffic would add significant activity to the 
traffic signal at Auburn Street and the school driveway, 
which may have an adverse impact to movement along 
this key arterial.  As such, closure is not recommended 
at this time.” (Att. 4).  

 

At the PB workshop both the public and Board comments related to the safety of pedestrians at Junior Street.  
There is a consensus that Junior Street should not be closed because of the need for emergency access and 
egress (in addition to the traffic reasons noted above), and the revised plans attached to this report show 
that the pedestrian routes have been redesigned to reduce potential pedestrian/vehicle conflicts. Tom Errico, 
the City’s consultant Traffic Engineering Reviewer, has confirmed that the plans are generally acceptable 
except that he recommends the following in respect of Junior Street (Attachment 1): 
 

Final Status: I would suggest that a multi-way STOP condition be provided at the Jr. Street intersection 
with the school roadway system for improved pedestrian safety. 

 

A suggested condition of approval has been included to reflect this recommendation. 
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• Multi way intersection between the two 
schools and rear parking areas is a key 
intersection located at the back of the site 
where 6 vehicle driveways come together -  
photo at right shows the location. 
 

The applicant has worked with staff to consider 
a number of options for revising the design to 
create a more direct path for pedestrians so 
that they would not cross through the middle 
of the intersection. The final configuration is 
shown in the right hand plan below: 
 

 
    PREVIOUS            FINAL  
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
The final layout of this intersection is acceptable to reviewers, subject to a suggested condition of approval 
requested by the Fire Department to ensure that the fire access lane (angled path that will be grassed 
geogrid) be a minimum 16'wide, flat curbing, paved, and maintained year-round including plowing. 
 

Since the Workshop staff suggested that the larger parking lot would benefit from dedicated pedestrian paths 
leading towards the schools, and the plans have introduced striped walkways between the rows of parking 
spaces.  The DPW Senior Engineer Keith Gray recommends a condition that requires monitoring of the stiped 
paths to determine if they become blocked by parked cars (Attachment 6).  This suggested condition also 
includes lighting (see below), and the Board may wish to consider whether any other aspects of the proposals 
merit monitoring to ensure that they operate as intended. 
 

Parking 
The proposals include a total of 185 parking spaces, which is an increase over existing of 50 and more than 
double the number required under zoning.  At the Workshop the applicant explained that there were many 
visiting staff during the school day as well as parents and that the zoning standards do not reflect current 
parking demand. The Planning Board requested substantiation of the current levels of demand for vehicle 
parking and the applicant has submitted this information in Attachment R.  The information includes field 
observations and data along with employee information and the City’s Traffic Engineering Reviewer has 
commented (Att. 1):  
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The applicant has provided a parking demand/supply analysis for the site. The analysis was based upon 
field observations and employee and student information.  Based upon the information provide and 
observations that I have conducted, it is my professional opinion that the parking supply is not excessive 
and is needed to accommodate parking generation needs for the school. 
 

The Board also recommended more bicycle parking in order to encourage bicycle use for accessing the 
schools, and the Site Plan (Plan P5) now shows 56 parking spaces distributed near the school entrances, 
compared to the 28 spaces shown on the plans at the Workshop. An updated narrative is included in 
Attachment R. 

 

Snow Storage 
Plan P7 shows the snow storage areas and staff do not have any comments. 
 

Transportation Demand Management – this is not required for these proposals.  It should be noted that the 
2011 Report of the Portland District Safe Routes to School Committee (Attachment 7), referred to above, 
includes proposed actions that would encourage alternative modes of travel.    
 

ii. Environmental Quality Standards 
 

Preservation of Significant Natural Features; Landscaping and Landscape Preservation 
The proposals have been designed to minimize disturbance within the Stream Protection zone.  New planting 
has been introduced along and in the parking areas as shown on the Landscape Plan (Plan P10) and described 
in Attachment P, and are based on discussions with the City Arborist, Jeff Tarling.  Mr Tarling has confirmed 
that the proposals are acceptable (Attachment 5). 

 

Water Quality, Storm Water Management and Erosion Control 
The site abuts the Fall Brook Stream Protection Zone and Fall Brook is an Urban Impaired Stream (UIS).  The 
preliminary Stormwater Management Report (Attachment K) requested a waiver from the Urban Impaired 
Stream Standard in view of the fact the proposals were improving treatment and removing the roof drains 
from the combined sewer.  Staff confirmed that the legal requirements related to the Urban Impaired Stream 
Standard would not allow for a waiver from the standard and the stormwater system was revised by 
increasing the capacity of the underdrained soil filter so that it meets the UIS standard, and this has been 
reviewed in detail and confirmed to be acceptable (Attachment 2).   
 

However, the system interfaces with an existing system that is maintained by DPW and there is a concern 
that the maintenance responsibilities need to be clarified. The applicant has requested that the maintenance 
arrangements and the associated agreement be the subject of a Condition of Approval in view of the fact it 
will be an agreement between the municipal entities involved and further discussions are needed to finalize 
this aspect of the project.  Staff consider that it is acceptable for this issue to be the subject of a condition of 
approval (Attachment 2). 

 

Phasing and Construction Management Plan 
The submitted Phasing Plan (Plan P14) and Construction Management Plans (Attachment H and Plans P18 
and P19) clarify the phasing and construction plans, which have been updated to fully address the current 
CMP template.  The construction is planned to take place in the summers to avoid disruption to the schools 
and ensure safety. 

 

iii. Public Infrastructure and Community Safety -  the proposals involve site work only and the only relevant 
standard relates to emergency access, which has been discussed above under Circulation. 

 

Iv.  Site Design- -  the proposals involve site work only, with Signage the only relevant standard.  The applicant 
have submitted a Signage plan (Plan P8) which supports the revised access and circulation layout;  staff have 
not raised any concerns about the proposed signage.   
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Staff note that the proposals relocate two existing lights (further from the site boundary) and do not 
introduce any new lighting.  A suggested condition of approval includes monitoring of the pedestrian 
routes/crossings to determine if some additional lighting should be considered. 

 

VIII STAFF RECOMMENDATION 
Subject to the proposed motions and conditions of approval listed below, Planning Division staff recommends 
that the Planning Board approve the proposed access, circulation, drainage and parking improvements at the 
Lyseth Lyman-Moore School campus at 171 Auburn Street.  
 
IX MOTIONS FOR THE BOARD TO CONSIDER 
 

                 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 
January 23, 2018 for application 2017-202 (Lyseth/Lyman Moore campus at 171 Auburn 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 this site plan approval is valid for 3 years to allow for the phasing of the improvement 
work to take place when the schools are not in session.   
 

ii. That the applicant shall submit revised plans and details to address the comments of the 
DPW Senior Engineer Keith Gray (re sidewalk connection and island design), and Traffic 
Engineer Reviewer Tom Errico (re making the intersection with Junior Street a 3-way 
stop), both dated January 18, 2018, for review and approval prior to the issuance of a 
building permit. 

 

iii. That the applicant/site manager ensure that the fire lane near Lyseth School (allowing 
access to the south side) be a minimum of 16 feet wide, paved with a material that will 
support fire appliances, and be maintained year round including plowing. 

 

iv. That the applicant/site manager monitor the internal parking lot painted sidewalks to 
determine if blocking is an issue and monitor the lighting levels at key pedestrian safety 
locations and consider further action if necessary (such as removable bollards to protect 
the pedestrian path; additional lighting). 

 

v. That the developer/contractor/subcontractor shall comply with conditions of the 
submitted and approved stormwater management plan and sediment and erosion control 
plan (prepared by Wright-Pierce September 2017) 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. A 
formal stormwater maintenance agreement that clarifies future responsibilities for 
operation and maintenance of the proposals,  in coordination with the existing 
stormwater systems, shall be submitted to the Planning Division prior to the issuance of a 
building permit. 
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ATTACHMENTS: 
Attachments to Report 
1. Traffic Engineering Review final comments  
2. Peer Engineering Review comments  
3. Fire Department final comments 
4. City Transportation Systems Engineer comments 
5. City Arborist comments 
6. DPW Engineer final comments 
7. Safe Routes to School Travel Plan 2011 (background) 
 
Public Comments   
PC1  Principal of Lyseth School 

  
Applicant’s Submittal 
A. Cover Page and Table of contents 
B. Site Plan Application (data sheet revised for hearing) 
C. Development Description 
D. Right, Title and Interest 
E. Zoning Compliance 
F. Easements/other burdens 
G. Financial and Technical Capacity 
H. Construction Management  
I. Traffic 
J. Significant Natural Features 
K. Prelim Stormwater Management Plan 
L. Consistency with City Master Plans 
M. Utilities 
N. Solid Waste 
O. Fire Safety & Emergency Services Info 
P. Conformity with Technical Standards 
Q. HVAC Equipment 
R. Parking provision and Site Plan Standards Compliance (revised for hearing) 
S. Neighborhood Meeting Certification 
T. Circulation Response letter 
U. Stormwater Response letter 
V. Fire Response letter 
W. Landscaping Response letter 

 
Plans (revised for hearing) 
P1.  Cover Sheet 
P2.  General Notes and Legend (2 sheets) 
P3.  Boundary Survey 
P4.  Existing Conditions and Demolition 
P5.  Site Plan 
P6.  Grading and Utility Plan 
P7.  Snow Storage and Dimension Plan 
P8   Signage Plan 
P9.  Construction Details (5 sheets) 
P10. Landscape Plan 
P11. Landscape Details 
P12. Circulation Overview 
P13. Pre and Post Development Drainage 
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P14. Phasing Plan 
P15. Fire Truck Circulation Plan 
P16.  Bus Circulation Plan 
P17.  Passenger Car Circulation Plan 
P18.  Phase 1 Construction Management Plan 
P19.  Phase 2 Construction Management Plan 


