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Memorandum 
Planning and Urban Development Department 
Planning Division 
 

 

To: Chair Dundon and Members of the Portland Planning Board  

From: Jean Fraser, Planner 

Date: June 13, 2018 

Re: Level III Subdivision:  Capisic Meadows 8 Lot Subdivision   

  130 Bancroft Street 
 

  Project # PL000092-2018 
  WB Group, Inc, Applicant 

Meeting Date:  June 17th, 2018 

I. INTRODUCTION 
Northeast Civil Solutions, Inc, on behalf of WB Group, Inc., has submitted a Level III Subdivision 
application for an 8 lot subdivision that comprises the applicants lot and house, and adds 7 new lots 
within the adjacent wooded area to the south west.  
 

The site is 2.9 acres in area and located in the R3 
residential zone.  The proposals include a new 
street to be constructed to City standards, with a 
sidewalk on one side, and a new detention basin 
on the western boundary that would connect with 
an existing drainage easement to Capisic Street. 
 

The project involves the filling of 10,741 sq ft of 
forested freshwater wetlands that are in pockets 
throughout the site, and the project has obtained 
a Tier 1 NRPA Permit from the MDEP that 
approves the wetland fill (Attachment H).  
 

The Planning Board is requested to review the 
application under Portland’s Subdivision 
ordinance.  
 

A total of 164 notices of this Workshop were sent to neighbors and interested parties within 500 feet, 
and the legal notice appeared in the July 6th and 9th, 2018 editions of the Portland Press-Herald.  A 
Neighborhood meeting was held on June 19, 2018 and attended by 21 neighbors (see notes in 
Attachment K) .  The Planning office has received 13 public comments representing 12 neighbors, of 
which 9 are objections and 3 in support (PC1- PC 13).  Those objecting cite the loss of wetland and 
wooded areas, potential disruption to the local water drainage pattern, concerns about the impacts and 
future maintenance of the open stormwater detention basin, and the intrusion of traffic and noise.  
 

Applicant:   WB Group, Inc  (Joshua Wagner, owner) 
Consultants: Northeast Civil Solutions (Michael Skolnick) 
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II. REQUIRED REVIEWS AND WAIVER REQUESTS 

Review   Applicable Standards 

Subdivision – creation of 7 new lots combined with 
an existing lot (total 8) 

Section 14-497 
 

Waiver Requests Applicable Standards 

Sidewalk Waiver requested to allow for one 
sidewalk to be located on the south side of the 
proposed new street.  
 

Staff Recommendation: The waiver is supported in 
principle, but it is not clear which side of the street 
the sidewalk should be located.  The applicant is 
requested to provide further comparison 
information regarding the wetland impacts and 
impervious surface area of each option so that a 
final determination can be made. (Att. 1) 

Section 14-498 8a requires that sidewalks be 
constructed on each side of each street in 
accordance with article III of Chapter 25.  

 

III. PROJECT DATA  

Existing Zoning  
  

R3 Residential 

Existing Use   One single family lot and undeveloped woodlands 

Proposed Use    Eight single-family lots, including the existing lot owned by the 
applicant 

Parcel Size    117,258 sq ft 

 Existing Proposed Net Change 

Wetland Area Not submitted -  
shown on 
boundary survey  
Plan 2 

Not submitted – 
shown on plans 

(11,318 sq ft per 
Stormwater Report) 
(10,741 sq ft per 
NRPA approval) 

Impervious Surface Area 12,459 sq ft 39,466 sq ft 27,007 sq ft 

Building Footprint 0 SF 0 SF (Buildings are not 
proposed at this time) 

0 SF 

Number of Residential Units 1 7 New Lots +7 Lots 

Estimated Cost of Project Awaiting Cost Estimate 

IV. EXISTING CONDITIONS  
The proposed site is just under 3 
acres and accessed from Bancroft 
Street between two existing homes.  
The site widens out to the 
southwest, going back about 400+ 
feet from Bancroft Street.  There are 
existing homes along all of the 
boundaries, though not all are in 
close proximity. 
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Bancroft Street is a relatively quiet street 
linking Capisic Street with Brighton Avenue.  
The new access for the 7 new back land lots 
would enter Bancroft Street immediately 
behind the 25mph sign in the photo right. 
 
 
 
 
 
 
  
V.         PROPOSED DEVELOPMENT 
The applicant proposes a new street to be called Benjamin Way, and 7 new single family house lots and 
one lot for the detention basin as shown in the draft Subdivision Plat (Plan 3 ) and Site Plan (Plan 4 and 
below).  The street (with one sidewalk), stormwater system, and street trees would be constructed by 
the applicant.  Street lights do not appear to have been included. 
 

It is not known whether blasting will be required to construct the stormwater system and new street.  
The City has a comprehensive Blasting ordinance that would need to be followed in that case;  it requires 
surveys prior to the blasting work and other measures to ensure there is no impact on nearby properties.  
A condition on any approval would require this ordinance to be followed. 
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VI        ZONING ANALYSIS 
The proposed subdivision is located in the R3 residential zone and the lots all meet the dimensional 
standards of that zone.  Staff have consulted with the Zoning Administrator to confirm that all of the lots 
meet the lot width requirement of 65 feet.   
 

For the final submissions the applicant should include full zoning information on the plat and site plan, 
listing both the required and the proposed dimensions. 
 
VII.   SUBDIVISION REVIEW (14-497(a). Review Criteria; 14-198. Technical and Design Standards; & 14-499. 

Required Improvements) 
 

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 proposal does not appear to raise any concerns regarding this standard. 

 

2. Sufficient Water Available (Section 14-497 (a) 2 and 3) 
The applicant has provided a letter from the Portland Water District confirming the district’s ability to 
serve the proposed project.   

 

3. Will Not Cause Unreasonable Traffic Congestion (Section 14-497 (a) 5) 
The Traffic Engineering reviewer has confirmed that the project is not expected to create 
unacceptable safety of traffic mobility issues (Attachment 1).  The waiver request to provide one 
sidewalk is supported in principle, subject to further information as noted under “Waivers” above.  

 

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) 
The applicant has submitted a wastewater capacity application to the Department of Public Works 
requesting confirmation of adequate sewer capacity and the confirmation is awaited.  Since the 
proposed street will be built to City standards and accepted by the City Council, solid waste and snow 
removal will then be handled by the City.  

 

Under 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.  The City’s Peer Engineering Reviewer has reviewed the submitted Stormwater report 
(Attachment I) and provided detailed comments (Attachment 1);  the applicant has responded to the 
comments (Attachment N.) although the plans do not reflect all of the updates.  The Peer Engineer 
Lauren Swett recently met with the applicant and reviewed the further information in Attachment N;   
Ms Swett concludes (Attachment 3): 
 

 The Applicant has provided additional information with regards to maintenance of the 
stormwater systems proposed throughout the site. They have noted that the Homeowners 
Association will be responsible for the maintenance, and HOA documents will be provided for 
review. Please note that a Stormwater Maintenance Agreement with the City of Portland will 
also be required. 
. 

 The Applicant has received their DEP wetland permit, and they have worked with the Army 
Corps on design changes to ensure their approval. The Applicant has noted that these design 
changes include upsizing of many of the culverts on site, and these changes impact the 
HydroCAD. The HyrdroCAD has not yet been uploaded to Eplan, but I will review that material 
when it is provided after the Workshop. I don’t anticipate any issues as the pipes capacity will 
increase. 
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 The existing drainage easement was discussed as part of the meeting on July 10, and that 
Applicant noted that they would do further research into that easement, and provide 
additional information. They have addressed this in their July 11 response to comments, and 
note that per the City’s request, they will be cleaning out this area. Following the workshop, 
additional information should be provided on the grading and drainage plan to show the 
extent of clearing in this area. 

  

In general, the Applicant has been responsive to comments, and they are providing for 
adequate management of stormwater from their site, and from off-site areas within the 
project area. 
 

The City’s records indicate that the 30 foot drainage easement out to Capisic Street is not a City 
easement, so further clarification/information is required to confirm that the applicant has rights to 
alter or use this easement as proposed and described further in Attachment N. 
 

The issue of future responsibility for the various elements of the stormwater system (pipes on private 
property, detention pond and drainage channel) has not been fully clarified.  The applicant is not 
going to be constructing the individual homes, and has not set out the mechanism by which a 
HomeOwners Association would be established and funded to undertake the substantial 
maintenance that will be required in the future.  The draft Subdivision Plat (Plan 3) does not show 
the stormwater system nor address this question.  Further information regarding the mechanism for 
creating a Home Owners Association, and a revised plat, should be part of the final submissions to 
clarify this issue. 

 

5. Scenic Beauty, Natural, Historic, Habitat and other Resources (Section 14-497 (a) 8) 
The proposed additional 7 lots would be located on undeveloped land consisting of woodland and 
freshwater forested wetland. Although the applicant has indicated at the neighborhood Meeting 
(Attachment K)  that significant trees would be retained, staff recommend that for the final plan 
review a tree survey be undertaken to locate the trees over 10 dbh, and a landscape and treesave 
plan be prepared for inclusion in the final submission. 
 

6. Comprehensive Plan (Section 14-497 (a) 9) 
The proposal in conformance with the housing policies of the adopted Comprehensive Plan. 

 

7. Financial Capability (Section 14-497 (a) 10) 
he applicant has submitted a letter from Bath Savings Institution indicating the applicant has the 
financial capability to finance the project.  

 

8. Wetland and Groundwater Impacts, Flood-Prone Area 
The applicant intends to fill 11,318 sf of wetlands as noted in the Stormwater Report, and has 
received a Tier I NRPA permit from MDEP for 10,741  of wetland fill (Attachment H.).  These figures, 
and some of the impervious surface impact figures, are not consistent in different parts of the 
submission and the final submissions should confirm the final numbers and that the proposals are 
within the Tier 1 approval. The percentage of the total existing wetland to be filled has not been 
clarified in the submissions, but the layout of the project appears to have minimized the impacts.  
 

The applicant submitted a Wetland Report (Attachment G) which does not appear complete.  It 
refers to a MDEP Determination that the site does not contain a stream, and that determination and 
the delineator’s wetland plan should be submitted, along with calculations of areas. 
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XIII NEXT STEPS (PRIOR TO FINAL PLAN SUBMISSION) TO INCLUDE: 

1. Submit final Subdivision Plat that clarifies stormwater management system location and  
responsibilities and includes all dimensions (eg lot frontage); 

2. Submit documentation as to the rights and responsibilities in relation to the existing drainage 
easement being upgraded and utilized to drain the detention pond; 

3. Clarify the mechanism (HomeOwners Association) that will ensure future maintenance of the 
stormwater system; 

4. Submit further comparison information to help determine the preferred location for the 
sidewalk; 

5. Submit a Landscape Plan to include treesaves based on a tree survey; 
6. Submit copy of the MDEP determination that there is not a stream on the site;  
7. Clarify regarding street lighting;  
8. Provide final figures for existing and proposed areas of wetlands and impervious surfaces, and 

complete zoning assessment; 
9. Address the staff review, Memo and Planning Board comments. 

 
 
 

 
Attachments to Memorandum 
1. Traffic Review Comments  
2. Preliminary Peer Engineer and Fire Review Comments 
3. Update to Peer Engineering Review Comments 
4. City Arborist  comments (not received at time of Memo completion) 

 
Public Comment 

 
 
Applicant’s Submittal 
A. Cover Letter 
B. Agent Authorization 
C. Right, Title and Interest 
D. Financial Capacity 
E. Technical Ability 
F. Traffic Evaluation 
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G. Wetland Report 
H. DEP Wetland Fill Approval and application 
I. Stormwater Management Report incl Insp & Main 
J. Utility Letters 
K. Neighborhood Meeting info & Notes  
L. Construction Management Plan 
M. Sidewalk Waiver Request 
N. Response to comments 7.11.18 

 
Plans 
1. Cover Page 
2. Boundary Survey 
3. Subdivision Plat 
4. Site Plan- Layout 
5. Grading Plan 
6. Utility Plan 
7. Erosion Control  
8. Erosion Control notes & details 
9. Details (6 sheets) 
10. Road Profile 
11. Pre-Development Drainage 
12. Post-Development Drainage 
 



7/12/2018 City of Portland Mail - Bancroft Subdivision - Preliminary Traffic Comments

https://mail.google.com/mail/u/0/?ui=2&ik=b8dd1f6170&jsver=RNUrTVtuKqo.en.&cbl=gmail_fe_180708.15_p4&view=pt&search=inbox&th=1648b00bc… 1/1

Jean Fraser <jf@portlandmaine.gov>

Bancroft Subdivision - Preliminary Traffic Comments 
1 message

Tom Errico <thomas.errico@tylin.com> Wed, Jul 11, 2018 at 4:20 PM
To: Jean Fraser <jf@portlandmaine.gov>
Cc: Keith Gray <kgray@portlandmaine.gov>, Jeremiah Bartlett <JBartlett@portlandmaine.gov>, Bruce Hyman
<bhyman@portlandmaine.gov>, "Jeff Tarling (JST@portlandmaine.gov)" <JST@portlandmaine.gov>

Hi Jean – I have reviewed the project application materials and offer the following preliminary traffic comments.

 

·         The applicant has conducted a traffic assessment and I find the conclusions to be acceptable. The project is not
expected to create unacceptable safety or traffic mobility issues.

·         The applicant is requesting a waiver for the provision of sidewalks on both sides of the proposed subdivision road. I
support the waiver given impact to wetlands and landscape resources and that a reasonable alternative exists (the
proposed sidewalk). It is not clear which side of the street the sidewalk should be located. The applicant should provide
comparison information, particularly wetland impacts, in making a decision on sidewalk location.

 

If you have any questions, please contact me.

 

Best regards,

 

Thomas A. Errico, PE 
Senior Associate  
Traffic Engineering Director  

 
12 Northbrook Drive 
Falmouth, ME 04105 
+1.207.781.4721 main  
+1.207.347.4354 direct  
+1.207.400.0719 mobile  
+1.207.781.4753 fax  
thomas.errico@tylin.com 
Visit us online at www.tylin.com 
Twitter | Facebook | LinkedIn | Google+ 
 
"One Vision, One Company"

 

https://maps.google.com/?q=12+Northbrook+Drive+%0D%0AFalmouth,+ME+04105+%0D%0A+1.207&entry=gmail&source=g
https://maps.google.com/?q=12+Northbrook+Drive+%0D%0AFalmouth,+ME+04105+%0D%0A+1.207&entry=gmail&source=g
mailto:thomas.errico@tylin.com
http://www.tylin.com/
https://twitter.com/TYLI_Group
https://www.facebook.com/pages/TY-Lin-International/334954505367
http://www.linkedin.com/company/27343
https://plus.google.com/117510383818619438267/posts


PLAN CORRECTIONS REPORT PL-000092-2018
FOR CITY OF PORTLAND

PARCEL: 193  E026001PLAN ADDRESS: 130 Bancroft St 
Portland, ME 04102

APPLICATION DATE: 05/02/2018

EXPIRATION DATE:

SQUARE FEET:

VALUATION:

DESCRIPTION: 8 Lot Subdivision0.00

$0.00

CONTACTS Name Company Address

Agent/Representative Michael Skolnick Northeast Civil Solutions 381 Payne Road 

Scarborough, ME 04074

Corrections Required

City Arborist Jeff Tarling

Civil Engineering - Third Party Reviewer Lauren Swett

 v.1.00 - Not Resolved
Correction:  General

The Applicant has submitted a copy of the NRPA Application to the DEP for proposed wetland fill.

Corrective Action:  Copies of all final permit approvals should be forwarded to the City upon receipt.

Correction:  General

The stormwater inspection and maintenance plan should include provisions for the requirements of Chapter 32 of the City of Portland 

Code of Ordinances, as well as inspection and maintenance requirements for the proposed Filterra Units and Detention Pond.

Corrective Action:  Update the stormwater inspection and maintenance plan.

Correction:  General

The Applicant has stated that the lot impervious areas were included in the HydroCAD model, however the narrative report indicates 

that there will be 0.62-acres of new impervious area and the model indicates that there will be only 0.48-acres of new impervious 

area.

Corrective Action:  Clarify the amount of impervious surface that has been modeled, and confirm that it includes all impervious surface 

anticipated to drain to the pond.

Correction:  General

Note that the standard detail for Sidewalk Ramp Detectable Warning Panels was revised in October 2017. The acceptable material is 

now uncoated cast iron.

Corrective Action:  Please revise the detail.

Correction:  General

The Grading and Drainage Plan indicates that SD-7 will be a 15-inch pipe, but the HydroCAD model indicates that it is 18-inches. The 

dimensions of the emergency spillway are also inconsistent between the plans and the model.

Corrective Action:  The Applicant should clarify and ensure that the drawings and the model are consistent.

Correction:  General

Proposed details include a “Type B Underdrain Installation Detail – Alternative A” that shows underdrain along the roadside edge under 

curbing; however, the proposed grading and drainage plan does not show locations or discharge points for proposed underdrain.

Corrective Action:  Clarify the use of underdrain on the site.

Correction:  General

A construction  management plan has not been provided.

Corrective Action:  Provide a construction management plan using the City’s template which is available online 

http://www.portlandmaine.gov/DocumentCenter/View/18030

Correction:  General

All piping installation within the proposed roadway is required to be in conformance with the City’s Technical Manual, Section 2 

Sanitary Sewer and Stormdrain. This includes material types and installation. Note that the City of Portland requires HDPE stormdrain 

pipe to be ADS HP triple-wall pipe. Refer to figure II-12 for the typical pipe trench installation.

Corrective Action:  Update the plans and details to be in conformance with the City’s standards.

Correction:  General

We have reviewed the Grading and Drainage Plan, and there are a few areas where the grading is not detailed enough to show that 

water will not be directed towards the building foundations. Specifically on Lots 5, 6, and 7. Additional spot grades are also 

recommended in the area between Lots 2 and 3, the area in front of Lot 4 and the area adjacent to the retaining wall at the edge of the 

detention pond to clearly define grading such that ponding will not occur.

Corrective Action:  Provide updated Grading and Drainage Plan.

Correction:  General

June 25, 2018 Page 1 of 2389 Congress St. Portland, ME 04101



Filterra units are proposed for installation within the future City Right Of Way. The Applicant should discuss the maintenance of these 

systems with the City of Portland Department of Public works to determine if they will be maintained by the City or if maintenance will 

be required by the owners. In addition, a system of culverts extends through the site, both over private property and the City Right Of 

Way, to a stormwater pond that is located on private property. Responsibility of maintenance of all stormwater systems should be 

clearly established, and Stormwater Maintenance Agreements are required in conformance with the City’s Chapter 32.

Corrective Action:  Provide Stormwater Maintenance Agreements.

Fire Robert Thompson

Planning Jean Fraser

Public Works Engineering Keith Gray

Public Works Water Resources 

Engineering

Doug Roncarati

Traffic - Third Party Reviewer Tom Errico

Transportation/Planning Bruce Hyman

Zoning Pool Zoning

Conditions Required

Fire: Sprinkler One- and Two-Family

General Condition

All homes will be required to be sprinklered.

Life Safety: Fire Dept Access

General Condition

Fire Department access to all homes is acceptable.

General Condition

A 30 x 30 turnaround is required at the dead end of the road.

Life Safety: General

General Condition

The fire hydrant at the end of the road must be removed. No fire hydrant is required for this project.
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7/13/2018 City of Portland Mail - Bancroft Street
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Jean Fraser <jf@portlandmaine.gov>

Bancroft Street 
1 message

Lauren Swett <lswett@woodardcurran.com> Fri, Jul 13, 2018 at 7:11 AM
To: Jean Fraser <jf@portlandmaine.gov>
Cc: Keith Gray <kgray@portlandmaine.gov>

Hi Jean,

 

I’ve taken a quick look at the additional information that the Applicant uploaded yesterday. Based on what they’ve
provided, the meeting that we had on July 10, and the public comments I have reviewed, I have the following comments:

 

The Applicant has provided additional information with regards to maintenance of the stormwater systems
proposed throughout the site. They have noted that the Homeowners Association will be responsible for the
maintenance, and HOA documents will be provided for review. Please note that a Stormwater Maintenance
Agreement with the City of Portland will also be required.
The Applicant has received their DEP wetland permit, and they have worked with the Army Corps on design
changes to ensure their approval. The Applicant has noted that these design changes include upsizing of many of
the culverts on site, and these changes impact the HydroCAD. The HyrdroCAD has not yet been uploaded to
Eplan, but I will review that material when it is provided after the Workshop. I don’t anticipate any issues as the
pipes capacity will increase.
The existing drainage easement was discussed as part of the meeting on July 10, and that Applicant noted that
they would do further research into that easement, and provide additional information. They have addressed this in
their July 11 response to comments, and note that per the City’s request, they will be cleaning out this area.
Following the workshop, additional information should be provided on the grading and drainage plan to show the
extent of clearing in this area.

 

In general, the Applicant has been responsive to comments, and they are providing for adequate management of
stormwater from their site, and from off-site areas within the project area.

 

If you have any questions, please let me know. I started to mark some of my comments as resolved on Energov, but I will
wait until after the Workshop when they provide their updated HydroCAD and complete updated plan set.

 

Thanks,

Lauren

 

-----------------------------------

Lauren Swett, P.E.*

Technical Manager

Woodard & Curran

41 Hutchins Drive

Portland, Maine 04102

https://maps.google.com/?q=41+Hutchins+Drive+%0D%0A+Portland,+Maine+04102&entry=gmail&source=g
https://maps.google.com/?q=41+Hutchins+Drive+%0D%0A+Portland,+Maine+04102&entry=gmail&source=g
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