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I. INTRODUCTION 
Sebago Technics Inc, on behalf of Langdon Street Real Estate, requests final approval to a Level III Site Plan, Traffic 
Movement Permit and Site Location of Development (SLODA) application for a proposed expansion of the surface 
parking associated with the Portland Transportation Center (PTC) near Thompsons Point.  The project was considered 
at a Workshop on July 17, 2018, and since then the applicant has completed the TMP process and submitted 
additional information to address the questions and concerns raised by the Board. 
 

The proposed 8.8 acre site currently has 3.46 acres of 
impervious surface, and the proposal is to expand the parking 
lot by 2.8 acres to the south-west to create approximately 300 
additional vehicle parking spaces.  The site is located in the B-5 
zone and the Resource Protection Zone.  The project is subject 
to review under Portland's site plan ordinance, under the City's 
delegated review for Site Location Development, an under the 
/ƛǘȅΩǎ ŘŜƭŜƎŀǘŜŘ ǊŜǾƛŜǿ ŦƻǊ ŀ ¢ǊŀŦŦƛŎ aƻǾŜƳŜƴǘ tŜǊƳƛǘ. 
 

The applicant has submitted the following additional 
information (WS T1-8) ǘƻ ŀŘŘǊŜǎǎ ǘƘŜ .ƻŀǊŘΩǎ ŎƻƴŎŜǊƴǎ ŀǘ ǘƘŜ t. 
Workshop, which will be discussed in detail in this Report: 
 

¶ Wetlands:  
o Vernal Pool Report  (Att WS T- 3) 
o MDEP NRPA Permit which includes justification 

information (Att WS T 1 and 7) 
o Information on how mitigation monies are allocated (WS T- 2) 

 

¶ Long Term Planning and Future Traffic/Parking Demand 
o PTC Parking Garage Scoping Analysis  (WS T- 5) 
o TMP Sections 1-6 (WS T- 4) 
o Site Traffic Analysis (WS T- 6) 

 

At the Planning Board meeting the applicant will present information that amplifies on these issues.  
 

II. BACKGROUND 
The background material (WS E Project Description) describes the development of the PTC as the result of  public /  
private partnerships, beginning in 1991 as the small terminal facility for Concord Coach Lines (approximately 200 
parking spaces), and then adding just under 500 spaces when the Downeaster Amtrak Service was added in 2001.  It 
outlines the recent growth in use of the facility and associated demand for low cost parking that supports the use of 
the train and bus transit. 
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It is understood that the question of increasing PTC parking supply to accommodate future growth in the use of this 
facility has been under discussion for some years, and the recently submitted MDOT Garage Analysis (WS T-5) 
provides an insight into the issues and costs involved. 
 

Currently up to 300 additional spaces are leased from ThompsonΩǎ Point to augment the existing supply, but that lease 
will be terminated next year.  Therefore the proposed surface expansion will provide an increased parking supply in 
the short term and then would offset the loss of the leased spaces. 
   
The expansion would be carried out in two parts: 

¶ Preload phase of 1-2 years to stabilize the filled wetland area, during which a reclaimed asphalt surface will be 
placed to allow parking over the entire area , with jersey barriers to control parking and temporary site 
lighting;  

¶ Final completion, during which the revised layout for the area around the terminal will be implemented, and 
in the preload area the interim drainage etc will be removed and replaced with the permanent stormwater 
infrastructure and parking lot landscaping/ lighting and pedestrian facilities to meet all the review standards. 

 

Applicant: Langdon Street Real Estate (dba as Concord Coach Lines) 
Consultants: Sebago Technics, Steve Sawyer (Traffic) and Will Conway (Site)  
 
III. REQUIRED REVIEWS    
The parking expansion proposals were originally submitted for review in the context of the City Site Plan ordinance 
and the State Site Location of Development Act (SLODA) regulations.  The MDEP determined that the SLODA review 
would be delegated to the Planning Authority, although as per the regulations the MDEP staff have provided technical 
assistance, particularly regarding the way the Chapter 500 requirements would be applied on a site of this scale with a 
substantial preload period during which the site would also be in used for public parking. The applicant was requested 
to provide further stormwater treatment during the preload and an amended SLOD application and supporting 
documentation was received in May, 2018 to address that issue. 
 

It was determined that the PTC needed a Traffic Movement Permit for the current levels of trip generation and 
impacts on the associated intersection operation. The city has delegated authority from the MDOT to review the TMP, 
and staff have consulted the MDOT regarding this somewhat unique project.  A TMP Scoping meeting was held on 
8.2.2018 where the focus was on understanding how people get to the PTC, scope for minimizing traffic impacts on 
the Thompson Point connector and encouraging alternative modes. The applicant undertook further survey work and 
staff recommend that the Permit be granted. 

 

Review Applicable Standards 

Site Plan   Section 14-526 /ƛǘȅΩǎ ƭŀƴŘ ¦ǎŜ /ƻŘŜ 

Traffic Movement Permit (delegated from State) State Regulations 

Site Location of Development (delegated from State) Section 14-Technical Manual and State Regulations 

 
IV. PROJECT DATA     

Existing Zoning   .рΣ ǿƛǘƘ ǘƘŜ άǘƻŜΩ ƻŦ ǘƘŜ ǎƛǘŜ also in the Stream Protection Zone 

Existing Use  Vacant, with vegetation and stormwater treatment basin for the existing parking 
area 

Proposed Use   Surface parking, with associated stormwater management & treatment devices 

Parcel Size   8.74 acres including 1.92 acres of MDOT land along the south edge 

 Existing Proposed Net Change 

Wetlands 2.03 0 (2.03 acres) 

Impervious Surface Area 8.74 acres 11.6 acres 2.86 

Parking Spaces (on site) Approx 700 Incl Park 
& Ride) 

300+/- Approx 1000 (incl Park & ride) 

Bicycle Parking Spaces 25 36   11 

Estimated Cost of Project tbc 
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V. PLANNING BOARD WORKSHOP DISCUSSION July 17, 2018 
The main focus of the Planning Board comments were: 

¶ That the filling of a large wetlands, with associated impacts on the natural environment, was not justified in 
order to provide surface parking and meet only the current parking needs;   

¶ There appears to be an absence of long term planning, without the development of a regional solution that 
improves access by all modes -  needs to reflect comprehensive plan objectives; 

¶ That if the project is approved, the large financial mitigation payment to the State should be directed in or 
near/be beneficial to Portland; 

¶ What leverage is there to ensure the final project meeting all site plan standards will be completed; 

¶ What interim management during preload, given possibility for uneven settlement and ongoing public access. 
 

VI. PUBLIC COMMENT 
A total of 44 notices were sent to property owners within 500 feet of the site and a legal ad ran in the September 14th 
and 17th, 2018 editions of the Portland Press Herald. In addition, the applicant has held two required Neighborhood 
meetings, one associated with the SLODA application and one for the site plan application.  It is understood that one 
person attended.  There were no public comments at the Planning Board workshop in July 2018. 
 

VII. SUMMARY OF KEY ISSUES 

ISSUE REGULATORY 
CONTEXT 

REVIEW 
CONCERNS 

HOW ADDRESSED POTENTIAL CONDITIONS OF 
APPROVAL 

Loss of 2 acres of 
wetland of 
special 
significance 

SLODA:  No 
adverse effect on 
the natural 
environment 
SITE PLAN: 
Preservation of 
Significant natural 
features 

That there may be 
adverse impacts 
on the 
environment that 
are not justified in 
full. 

The submitted analysis documents 
consider the wetlands value, and NRPA 
άCƛƴŘƛƴƎǎ ƻŦ CŀŎǘέ confirms there are no 
vernal pools nor species/habitats of 
wildlife importance;  main function is 
stormwater treatment 

None suggested 

Mitigation As above That this should 
benefit the 
Portland area. 

Further information was submitted (Att 
WS T 2) clarifying that the funds go to a 
conservation grant program managed by 
the Maine Natural Resources 
Conservation Program, and will be 
directed towards projects that are 
proposed in the biophysical area around 
Portland (Southern Maine Region) 

None suggested. 

Why not a 
parking garage 

SLODA:  
Infrastructure 
 
TMP:  Impact on 
surrounding 
streets 
 
SITE PLAN: 
Transportation 
Standards 

Workshop packet 
did not include 
any evidence of 
long term 
planning with a 
view to 
constructing a 
parking garage. 

There is commitment to construction of 
garage but the funding and final plans 
not yet resolved (update on this 
anticipated at the meeting). 
 
Applicant notes that Wetlands would 
need to be filled in now to allow for a 
garage anywhere on the site, in order to 
provide adequate parking during the 
construction of the garage. 

Suggested: 
That the applicant shall 

continue to work with all 

other relevant parties to 

achieve a PTC master plan 

that helps achieve the wider 

community benefits of an 

attractive and convenient 

integrated transportation 

center. 

Data on how 
people get to 
the terminal 

TMP required this 
information 

Need to consider 
long term and 
support 
alternative modes 

The applicant revised the layout of the 
area in the vicinity of the terminal to 
better address the access pressures, but 
the question of supporting alternative 
modes not fully addressed. 

Suggested Conditions: 

¶ Contribution to the citys 

Bicycle and  Pedestrian 

Wayfinding project. 

¶ Revisions to the plans for 

the immediate terminal 

area 
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ISSUE REGULATORY 
CONTEXT 

REVIEW 
CONCERNS 

HOW ADDRESSED POTENTIAL CONDITIONS OF 
APPROVAL 

Public use of the 
preload area 
without 
permanent 
infrastructure 
and potential 
uneven 
settlement 
(interim 
management) 

SITE PLAN:  Public 
Infrastructure and 
Community Safety 
Standards 

Potential uneven 
subsidence and 
CPTED issues 

Applicant added a plan showing interim 
parking layout and it includes interim 
lighting. 

Suggested:  
That the applicant shall 
continue to work with all 
other relevant parties to 
achieve a PTC master plan 
that helps achieve the wider 
community benefits of an 
attractive and convenient 
integrated transportation 
center. 

Ensuring that the 
final parking lot 
layout and 
features are 
implemented in 
accordance with 
the overall site 
plan 

SITE PLAN That the preload 
area (reclaimed 
asphalt, jersy 
barriers and 
temporary 
lighting) will 
continue to be 
used for parking 
without the 
approved 
improvements to 
meet site plan 
standards. 

 Suggested: 
That the applicant shall post 
a Performance Guarantee 
for the final site plan project 
construction elements, to be 
posted prior to the 
commencement of the pre-
load contract; reductions to 
the Performance Guarantee 
may only be processed in 
relation to the completion 
of the final project 
construction elements. 

 
VIII. RIGHT, TITLE & INTEREST AND FINANCIAL AND TECHNICAL CAPACITY 

¢ƘŜ ŀǇǇƭƛŎŀƴǘ Ƙŀǎ ǎǳōƳƛǘǘŜŘ ŀ ŎƻǇȅ ƻŦ ǘƘŜ ŀǇǇƭƛŎŀƴǘΩǎ ƻǿƴŜǊǎƘƛǇ ŘŜŜŘ ŀƴŘ ŀ ƭŜǘǘŜǊ ŘŀǘŜŘ нΦсΦму ŦǊƻƳ tŜƻǇƭŜΩǎ ¦ƴƛǘŜŘ 
Bank confirming financial capacity.  The submissions were prepared by professional consultants. 
 

IX. EXISTING CONDITIONS 
The 3 acre site for the parking expansion is the triangle of land in the foreground of the aerial photogragh below, 
ƭƻƻƪƛƴƎ ƴƻǊǘƘ όŎƻǳǊǘŜǎȅ ƻŦ DhhD[9ύΣ ǿƛǘƘ ǘƘŜ н ŀŎǊŜǎ ƻŦ άōǊƻǿƴέ ǿŜǘƭŀƴŘǎ ƛƴ ǘƘŜ ǎƻǳǘƘǿŜǎǘ ŎƻǊƴŜǊΦ !ǎ ƛƭƭǳǎǘǊŀǘŜŘ ƻƴ 
the Plan 2 Existing Conditions, there are two stormwater structures on the site:   

¶ A detension basin that was installed some years ago to provide detension and treatment for the adjacent 
existing parking lot near the terminal;  it does not meet current Chapter 500 standards; 

¶ Steel culverts at the southwest corner and under the railway tracks that discharge into the Fore River. 
 

Within the site there are 
about 2 acres of wetlands 
that were surveyed in 
detail by Normandeau 
Associates, and the report 
is inlcuded at page 89 of 
the SLOD Application in 
Attachment WS LC ς 1.   
 

The consultants 
concluded that this is an 
emergent wetland and 
dominated by common 
reed and broad-leaved 
cattail with a lack of 
vegetation diveristy.  They 
did  not make any 
observations of wildlife 
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but noted it could provide nesting habitat. They conlcuded that its dominant function was that of sediment and 
toxicant retention.  The same consultants conducted a vernal pool study in April/May 2018 (attachment WS T ς 3) but 
did not find evidence of any vernal pools.  
 

X.  PROPOSED DEVELOPMENT 
 

A.  Preload Phase 
This phase is necessary to stabilize the 60,000 sq yards of fill that would be brought in to fill the wetland area.  The fill 
will settle and the applicants Soils Report (Attachment WS S-2) recommends a period of 12-18 months for this 
process, during which time there could not be any utilities within the fill soils nor any final site work.   
 

The applicant proposes to remove 
the existing detention basin and 
introduce interim stormwater 
management structures within the 
fill level.  A reclaimed asphalt 
surface, jersey barrier controls and 
temporary lighting (see Plan 4 and 
the diagrammatic plan to right)  
would allow public parking on this 
area during the preload phase.  
 

Peripheral landscaping is proposed 
as part of this phase, but work to 
modify the circulation and parking in 
the vicinity of the terminal would not 
be undertaken until the preload is 
complete for logistical reasons. 
 
 
 
 
 

B.  Permanent completion of the project 
When the preload is complete, the parking use will be interrupted for several months to allow for the removal of the 
reclaimed asphalt and the interim stormwater management structures,  and the new construction of the permanent 
parking area, including (see Plan Set) : 

¶ New stormwater system that fully meets Chapter 500 requirements to treat the run-off from both the existing 
and new parking areas 

¶ Resurfacing and striping  

¶ Revised access to better integrate the existing and new areas of parking 

¶ Modifications to the area in front and side of the terminal currently used for drop offs, short term parking, 
taxis etc to better manage the different access needs in this area and prevent queuing out onto the Connector 

¶ Parking lot landscaping, along with islands and pedestrian walkways 

¶ Lighting 
 
The Overall Site Plan is included below. 
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Proposed Overall Site Plan (see Plan 5): 

 
 
XI. STAFF REVIEW 
 

A. ZONING ANALYSIS 

The proposed parking area is located in the B5 zone and the PTC, as ŀƴ άƛntermodal transportation facilityέ, is a 
permitted use in this zone;   the expanded parking is an ancillary use to the PTC although off street parking lots are 
also allowed as a permitted use in this location.  The project complies with the zoning requirements of this zone. 
 

A small part of the site in the southwest corner is also located in the Stream Protection Zone as it is within 75 feet of 
the Fore River.  This zone seeks to conserve stream channel capacity and minimize siltation and stream bank erosion.  
The ordinance allows filling of material within the zone subject to a site plan review, but requires parking to be set 
back from the normal high water line of the stream unless the Planning Board approves a reduced setback where it is 
ǎƘƻǿƴ ǘƻ ōŜ ǘƘŜ άƭŜŀǎǘ ŜȄǘŜƴǘ ƴŜŎŜǎǎŀǊȅέΦ  A reduced setback is not necessary for the project.  
 

B. SITE LOCATION OF DEVELOPMENT ACT (SLODA) REVIEW (Technical Manual Section 14.3. Standards) 
 

Financial and technical capacity.  
The applicant has provided a letter from TD Bank (January 2018) as evidence of financial capacity (Attachment WS G) 
and noted the technical capacity involved in developing the PTC to date.  The standards require that developer has the 
financial capacity and technical ability to develop the project in a manner consistent with state environmental 
standards and with the provisions oŦ tƻǊǘƭŀƴŘΩǎ /ƻŘŜ ƻŦ hǊŘƛƴŀƴŎŜǎ. The Planning Board may issue a permit that 
conditions any site alterations upon a developer providing the Planning Board with evidence that the developer has 
been granted a line of credit or a loan by a financial institution authorized to do business in this State or with evidence 
of any other form of financial assurance the Planning Board determines to be adequate. The Planning Board shall also 
assess any such application in accordance with the standards set forth in Chapter 373 of the Maine Department of 
Environmental Protection Site Law Regulations, as may be amended from time to time. 
 

Traffic movement. ς   The staff review determined that a Traffic Movement Permit was necessary for the PTC facility, 
although the proposed parking lot expansion did not independently trigger the requirement (Attachment 1). The 
applicant has completed the TMP review and an associated motion with conditions of approval are included in the 
report.   
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No adverse effect on the natural environment - The standard requires that the developer has made adequate 
provision for fitting the development harmoniously into the existing natural environment and that the development 
will not adversely affect existing uses, scenic character, air quality, water quality or other natural resources in the 
municipality or in neighboring municipalities. In making a determination under this subsection, the Planning Board 
shall apply the standards set forth in Chapter 375 of the Maine Department of Environmental Protection Site Law 
Regulations, as may be amended from time to time. 
  
The proposal includes the filling of about 2 acres of wetland and the loss of 17 existing trees that surround the 
southern edge of the existing parking between the access and the railway. As noted above, the SLOD application 
contains an analysis of the wetland and this indicates that its function is largely related to stormwater quality, and the  
applicant has incorporated extensive stormwater quality measures into the proposals to replace that function.  The 
applicant has drawn attention to the supporting analysis in the MDEP NRPA Tier 3 Wetland Fill Permit and associated  
άCƛƴŘƛƴƎǎ ƻŦ CŀŎǘέ όƛƴŎƭǳŘŜŘ ŀǘ ǇŀƎŜ нс ƛƴ !ǘǘŀŎƘƳŜƴǘ WS T -1).  
 

The proposals include both peripheral and parking lot landscaping; staff consider this addresses the requirement to fit 
the project harmoniously into the existing natural environment. 
 

Soil types ς The standard requires the applicant to provide a map and analysis indicating the location of various soil 
types on-site, and suitability of such soils and ledge to support the proposed site improvements.  The PTC application 
includes a Soil Report (Attachment WS S-2). 
 

Ground Water  - In making a determination under this subsection, the Planning Board shall apply the standards set 
forth in Chapter 500 and 502 of the Maine Department of Environmental Stormwater Management and Direct 
Watersheds of Waterbodies Most at Risk from New Development Rules as may be amended from time to time.  See g. 
below. 
 

Infrastructure. This standard requires that the developer has made adequate provision of utilities, including water 
supplies, sewerage facilities, solid waste disposal and roadways required for the development and the development 
will not have an unreasonable adverse effect on the existing or proposed utilities and roadways in the municipality or 
area served by those services. This standard largely does not apply, except regarding impacts on roadways which has 
been addressed by the TMP process. Infrastructure to address the increasing traffic and parking demand associated 
with the PTC eg a parking garage is addressed by a suggested condition of approval reqiring continued efferts to 
develop and implement a master plan for meeting these needs. 
 

Flooding and Storm water management, erosion, and sedimentation control.  The SLOD standards are: 
The activity will not unreasonably cause or increase the flooding of the alteration area or adjacent properties nor 
create an unreasonable flood hazard to any structure. In making a determination under this subsection, the Planning 
Board shall apply the standards set forth in Chapter 500 and 502 of the Maine Department of Environmental 
Stormwater Management and Direct Watersheds of Waterbodies Most at Risk from New Development Rules as may 
be amended from time to time.  The proposed development meets the standards for storm water management in 
38 MRSA §420-D as amended from time to time (See Exhibit 1) and the standard for erosion and sedimentation 
control in 38 MRSA §420-C as amended from time to time. In making a determination under this subsection, the 
Planning Board shall apply the standards set forth in Chapter 500 and 502 of the Maine Department of Environmental 
Stormwater Management and Direct Watersheds of Waterbodies Most at Risk from New Development Rules, as may 
be amended from time to time. 
 

During the review, the question was raised as to whether the Preload phase was required to meet the stormwater 
standards in full, and guidance sought from the MDEP Regional Licensing and Compliance Manager (Bureau of Land 
Resources).  Staff were advised that the Preload phase needed to include stormwater detention and treatment to 
meet Chapter 500 as far as possible. The applicant submitted additional Preload proposals in late May 2018, which are 
considered broadly acceptable to both the MDEP and the City in terms of the overall approach to stormwater 
management and treatment although a number of minor items remained outstanding.  The applicant has addressed 
those residual issues in a recent response letter (WS T- 9) and revised Stormwater Report (WS T - 8), ŀƴŘ ǘƘŜ /ƛǘȅΩǎ 
Peer Engineer Reviewer is completing a final review which will be available at the PB Hearing.   
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The Maine Historic Preservation Commission (MHPC)  has identified the existence of a former canal (Cumberland and 
Oxford) generally across the southern part of the site.  A walkover did not find any remains of the canal, but the 
Commission has stated that if the proposal requires excavation of the wetland soils, then archaeological monitoring is 
recommended prior to construction of the parking lot (Attachment WS LC1). 
 

The applicant has confirmed that the Preload proposals would not disturb anything below the current surface (see 
Sections in Plan 4).  The final stormwater details were submitted recently and after the earlier MHPC review, and staff 
recommend that these final plans be sent to the Commission so the Commission can confirm, prior to the 
commencement of construction,  that they have reviewed the final άŎƻƳǇƭŜǘƛƻƴέ plans and are satisfied that they do 
not require archaeological monitoring. 
 

C. TRAFFIC MOVEMENT PERMIT  discuss timing 

The city has delegated authority from the MDOT to review the TMP ŀƴŘ ǘƘŜ ŎƛǘȅΩǎ ¢ǊŀŦŦƛŎ Engineering Reviewer Tom 
Errico takes the lead on this review.   A TMP Scoping meeting was held on 8.2.2018 where the focus was on 
understanding how people get to the PTC, scope for minimizing traffic impacts on the Thompson Point Connector and 
encouraging alternative modes.  In that context mention was made of the scope for supporting/contributing to the 
Bicycle and Pedestrian Wayfinding tƭŀƴ ǘƘŀǘ ƛǎ ǇŀǊǘ ƻŦ ǘƘŜ /ƛǘȅΩǎ ǿƛŘŜǊ ǿŀȅŦƛƴŘƛƴƎ ƛƴƛǘƛŀǘƛǾŜ ǘƻ ŜƴŎƻǳǊŀƎŜ ŀƭǘŜǊƴŀǘƛǾŜ 
modes (see Attachment 3 for background on this). 
 

The applicant undertook further survey work over the summer, during which peak levels of use were observed and 
analysed with a report submitted in late August (WS T 6) along with a revised Site Plan and Landscape Plan for the 
areas nearest to the terminal (Plans 4 and 7).  Staff  considered that the study and associated revised plans addressed 
the TMP-related concerns, though some details still need to be fleshed out as noted in the comments from the Traffic 
Engineer (Attachment 1) and the Transportation Program Manager (Attachment 2).  The comments were partially 
addressed in the final plans, and staff recommend that the Permit be granted subject to a condition that requires a 
contribution to implementation of the Bicycle and Pedestrian Wayfinding Plan, along with revisions to the details of 
the site an landscape plans. 
 

¢ƘŜ ŎƛǘȅΩǎ ¢ǊŀŦŦƛŎ 9ƴƎƛƴŜŜǊƛƴƎ wŜǾƛŜǿŜǊ ¢ƻƳ 9ǊǊƛŎƻ Ƙŀǎ ƴƻǘŜŘ όAttachment 1): 
 

¶ A Traffic Movement Permit Application was submitted on July 16, 2018 and a Scoping meeting was held on 
August 2, 2018. In response to the scoping meeting, the Applicant conducted a detailed traffic evaluation of 
the Terminal pick-up/drop-off area to ensure safe and efficient traffic conditions. The Site Plan was developed 
based upon the traffic evaluation and improvements are proposed, which I generally find to be acceptable. I 
find the project meets TMP requirements with the conditions noted separately. 

 

¶ The Traffic Movement Permit is based upon a peak hour trip generation estimate of 426 trips, 205 entering 
vehicles and 221 exiting vehicles. It should be noted that these trips are currently being generated by the 
¢ǊŀƴǎǇƻǊǘŀǘƛƻƴ /ŜƴǘŜǊ ŀƴŘ ŀǊŜ ƴƻǘ άƴŜǿέ ǘǊƛǇǎ ǘƻ ǘƘŜ ŀǊŜŀΦ  The TMP is being required due to the incremental 
increase in traffic over the last 10-years, a MaineDOT TMP rule requirement. This effort brings the site into 
MaineDOT compliance. 

 
D. SITE PLAN REVIEW   
The proposed parking lot expansion was reviewed by staff for conformance with the relevant review standards of the 
City of tƻǊǘƭŀƴŘΩǎ ǎƛǘŜ Ǉƭŀƴ ƻǊŘƛƴŀƴŎŜΦ  {ǘŀŦŦ ŎƻƳƳŜƴǘǎ below focus on the standards that apply to this project, given 
that there are no buildings or structures proposed. 
 

1. Transportation Standards 

Impact on Surrounding Street Systems -  This has been addressed by the TMP review as noted above.  Both under this 
standard and the SLOD the question of ensuring the infrastructure proposals meet anticipated future demands has 
been raised as an issue, particularly the need for parking garage.  The applicant has explained that the surface parking 
project is needed not only to meet current parking demand, but also to facilitate the development of a parking garage 
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as part of  a long term plan.  TA potential condition of approval requires the applicant to continue to work with others 
towards that objective.  
 

Access and Circulation 
PRELOAD PHASE:  During the Preload the parking lot layout is a an extension of the existing parking pattern, and the 
applicant has now confirmed (In Plan 4) and in the diagrammatic above) that the parking spaces will not be striped but 
that jerey barriers and traffic/directional signage will be provided.  Staff have recommended a short term waiver of 
the technical standards that would apply to a final parking lot layout.  
 

PERMANENT COMPLETION:  The final layout has been revised to narrow the parking drive aisles and this allows for 
ǊŀƛǎŜŘ ŀƴŘ ǇƭŀƴǘŜŘ ǇŜŘŜǎǘǊƛŀƴ ǿŀƭƪǿŀȅǎ ƭŜŀŘƛƴƎ ǘƻǿŀǊŘǎ ǘƘŜ ǘŜǊƳƛƴŀƭΦ  ¢ƘŜ /ƛǘȅΩǎ Ŏƻƴǎǳƭǘŀƴǘ ¢ǊŀŦŦƛŎ 9ƴƎƛƴŜŜǊ ƘŀŘ 
suggested this was an option, and supports the associated waiver (Attachment 1). 
 

Bicycle access and parking 
The applicant was previously encouraged to increase in the number of parking spaces, together with their placement 
and design, in order to encourage bicycle access and use. The suggested condition of approval requests further 
clarification and review of this site plan requirement. 
 

Construction Management Plan  
The applicant has submitted a construction management Plan (WS I) which is updated in the supporting information in 
WS-T 2.  The Traffic engineering reviewer has commented (Attachment 1):  
 

The Applicant has provided a Construction Management Plan, which I generally find to be acceptable. I would 
note that greater detail is required during Phase 2/3 activities, when construction activity in the Terminal area 
will occur. It will be critically important that safe pedestrian and bicycle conditions be provided. Additionally, it 
appears that access and egress movements will be permitted at the existing egress driveway. I would suggest 
that greater detail be provided as a condition of approval. 

 

A suggested condition of approval is included to reflect these comments. 
 
2. Environmental Quality Standards   

Preservation of Significant Natural Features -  covered by the SLODA review above.  ¢ƘŜ ŎƛǘȅΩǎ ǎǘŀƴŘŀǊŘ defines 
significant natural features as: 

(i) Populations of trees and plants listed on the Official List of Endangered and Threatened Plants in Maine, 
published by the Maine Natural Areas Program.  
(ii) Habitat for species appearing on the official state of federal list of endangered or threatened animal 
species;  
(iii)High and moderate value waterfowl and wading bird habitat including nesting and feeding areas, as 
defined by the Department of Inland Fisheries and Wildlife;  
(iv) Aquifers on islands in Casco Bay, as identified in the City of Portland Island Groundwater Management 
Study and/or by the Maine Geological Survey;  
(v) Waterbodies including wetlands, watercourses, significant vernal pools and floodplains. These features may 
also be regulated by Division 26, Shoreland Regulations, Division 26.5, Flood Plain Management Regulations 
and Division 26.7, Stream Protection Ordinance of the City Code, along with Sections 5 and 8 of the Technical 
Manual or other State regulations. 
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Landscaping and Parking Lot Landscaping   
The proposed final landscaping within the 
parking area has been significantly 
enhanced in association with the addition 
of the pedestrian walkways-  it is shown 
diagrammatically at right and in Plan 7. 
 

Staff have noted that the pattern of tree 
placement along the pedestrian walkways 
would impede passage and have 
recommended that the trees and the lights 
all be on one side of the walkway 
(Attachment 2).   
 

Staff also note that the landscape plans do 
not include much planting in the very 
southern part of the parking area or 
around the edge, and would like that to be 
enhanced.  A potential condition of 
approval includes these items along with the other site plan details mentioned above.  
 
Water Quality/Storm Water Management/Erosion Control ς covered by SLODA review above. 
 

3. Public Infrastructure and Community Safety Standards 
These standards are generally me or do not apply, except that during the Preload phase there needs to be interim 
inspections and management to ensure that public safety is maintained at all times.  A suggested condition addresses 
this objective. 
 
4.  Site Design Standards  
 

Historic Resources-  see SLODA review above. 
 

Exterior Lighting and Signage and Wayfinding 
The proposals have incorporated lighting fixtures suggested signage, but the details have not been submitted. A 
suggested condition of approval requests the submission of details so that these can be documented as meeting the 
ordinance and technical standards. 
  
XII.   STAFF RECOMMENDATION 
Subject to the proposed motions and conditions of approval listed below, Planning Division staff recommends that the 
Planning Board approve the proposed parking lot extension at the Portland Transportation center at 100 Sewall 
Street.   
 

Please note that the conditions include the requirement for a Performance Guarantee for the final construction 
features to be posted prior to the commencement of the preload work.  This is recommended to clarify that the 
project is not phased but includes a period of preloading and associated interim measures. The single Performance 
Guarantee is intended to ensure implementation of the final approved site plan project, and the amount would be 
based on the final construction costs of the proposals as shown in the submitted and approved site plans, excluding 
the preload plans. The condition includes an extension to three years (from the usual 2) to allow time for the final 
completion work to commence.  Please see supporting reference in the e-mail from the Associate Corporation 
Counsel (Attachment 4). 
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XIII. 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 September 25, 2018 for (UI) 2018-

0002  (Portland Transportation Center) όǊŜƭŜǾŀƴǘ ǘƻ tƻǊǘƭŀƴŘΩǎ ǘŜŎƘƴƛŎŀƭ ŀƴŘ ŘŜǎƛƎƴ ǎǘŀƴŘŀǊŘǎ ŀƴŘ ƻǘƘŜǊ ǊŜƎǳƭŀǘƛƻƴǎΤ ŀƴŘ 
the testimony presented at the Planning Board hearing:  
 

1. The Planning Board [finds/does not find], based on the restrictions associated with the need to preload 
the site for 1-1.5 years, that extraordinary conditions exist or undue hardship may result from strict 
compliance with the Technical Manual Sections relating to parking lot design, planting and lighting.   The 
Planning Board [waives/does not waive] the relevant Technical Manual standards for a period of up to 2 
years to allow the preload phase to be completed, subject to ongoing monitoring to ensure that the 
preload area is safe for public access at all times. It should be noted that the overall final site plan meets 
the Technical Standards except regarding the parking aisles noted below. 

 

2. The Planning Board [finds/does not findϐΣ ōŀǎŜŘ ǳǇƻƴ ǘƘŜ ŎƻƴǎǳƭǘƛƴƎ ǘǊŀŦŦƛŎ ŜƴƎƛƴŜŜǊΩǎ ǊŜǾƛŜǿ 
(Attachment 1), that extraordinary conditions exist or undue hardship may result from strict compliance 
with the Technical Manual Section 1.14 Parking Lot and Parking Space Design. The Planning Board 
[waives/does not waive] the Technical Manual standard (Technical Manual Section 1.14) to allow the 
parking lot aisle widths as shown on the approved site plan, as supported by the Traffic Engineering 
reviewer. 

 

B. SITE LOCATION OF DEVELOPMENT 

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 September 25, 2018 for 

application for (UI) 2018-0002  (Portland Transportation Center) relevant to the Site Location of Development 

Act 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 Location of Development 

Act regulations, subject to all of the waivers and conditions of the site plan approval for this application 

and in addition subject to the following conditions: 
 

1. That the applicant shall inform the MDEP and the Portland Planning Authority when the pre-load 

phase has been completed, and confirm the timing for completion of final plan as approved. 
 

2. That if, assuming the preload phase is implemented, the entirety of the final proposals subject of this 

approval have not been substantially commenced and ongoing within 3 years from the date of this 

approval, then the site would be in violation of SLOD law and a SLOD amendment would be required 

to bring the site into compliance. 
 

3. ¢Ƙŀǘ ŀƭƭ ǎǘƻǊƳǿŀǘŜǊ ƛƴǎǘŀƭƭŀǘƛƻƴ ǎƘŀƭƭ ōŜ ǎǳǇŜǊǾƛǎŜŘ ōȅ ŀƴ ƛƴŘŜǇŜƴŘŜƴǘ άǘƘƛǊŘ ǇŀǊǘȅέ ŜƴƎƛƴŜŜǊ ŀƴŘ 

reports submitted as required under Chapter 500. 
 

4. That a contract for maintenance of the soil filter in the preload phase shall be in place prior to the 

start of construction for the preload, and that a separate contract shall be in place prior to the start of 

construction of the final stormwater system. 
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5. That prior to the commencement of the final site plan construction in the vicinity of the wetlands, the 
applicant shall submit an updated letter from the Maine Historic Preservation Commission (MHPC) 
that confirms the Commission has reviewed the final project plans, and the applicant shall comply 
with the MHPC recommendations for archaeological monitoring as required. 
 

C. TRAFFIC MOVEMENT PERMIT 
 

.ŀǎŜŘ ǳǇƻƴ ǘƘŜ /ƛǘȅ ƻŦ tƻǊǘƭŀƴŘΩǎ 5ŜƭŜƎŀǘŜŘ wŜǾƛŜǿ !ǳǘƘƻǊƛǘȅΣ ǘƘŜ tƭŀƴƴƛƴƎ .ƻŀǊŘ approves/does not 
approve the Traffic Movement Permit application, as submitted, subject to the following conditions: 
 

1. ¢Ƙŀǘ ǘƘŜ ŀǇǇƭƛŎŀƴǘ ǎƘŀƭƭ ŎƻƴǘǊƛōǳǘŜ ǘƻ ǘƘŜ /ƛǘȅΩǎ Bicycle and Pedestrian Wayfinding project (between 

Portland Downton and PTC), in order to increase the number of bicycling and walking trips to and 

from the downtown by Portland resident users of the PTC, and also for visitors that may choose to 

travel to Portland by inter-city bus or passenger rail rather than drive. [The suggested amount is being 

determined and a revised Motion will be available for the public hearing] 
 

2. That the applicant shall revise the plans for the immediate terminal area, including signage details and 

design of the bicycle storage, to address the comments of Tom Errico, Traffic Engineering Reviewer 

dated 9.20.19 in order to encourage alternative modes, manage access, and minimize impacts on the 

wider highway network.  

 

D. 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 September 25, 2018 for (UI) 2018-

0002  (Portland Transportation Center)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: 

 
Prior to the start of construction (no building permit would be required) 

  
1. That the applicant shall post a Performance Guarantee for the final site plan project construction 

elements, to be posted prior to the commencement of the pre-load contract; reductions to the 
Performance Guarantee may only be processed in relation to the completion of the final project 
construction elements. 

 

2. That the applicant shall revise the plans to address the outstanding detailed stormwater, engineering, 
bicycle parking number and design, and planting review comments, and address the questions of 
bicycle parking and peripheral/parking lot  planting, for final review and approval by the Planning 
Authority. 

 

3. That the applicant shall revise the Construction Management Plan for review and approval by the 
Planning authority and Department of Public Works. 

 
Ongoing 
 

4. That the applicant shall arrange for the preload areas used by the public be inspected weekly during 
the preload phase, with any identified safety issues resulting from settlement or interim infrastructure 
to be addressed immediately. 
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5. That the applicant shall continue to work with all other relevant parties to achieve a PTC master plan 

that helps achieve the wider community benefits of an attractive and convenient integrated 
transportation center. 

 
 
 
 
 
 
 
 
 
ATTACHMENTS: 
 
PB REPORT ATTACHMENTS 

1. Traffic Engineer TMP 

2. Associate Corporation counsel re  

3. Peer Engineer SLODA comments 

PUBLIC COMMENT (none) 
 

!tt[L/!b¢Ω{ {¦.aL¢¢!L  

 
 
 
 



                                                                                                                                                          Page 14. 

 
 

 PLANS 
 
 
 
 
 


