
Stantec Consulting Services Inc. 
482 Payne Road Scarborough Court, Scarborough ME  04074-8929 

 

 
 
May 4, 2016 
 
 
 
Ms. Barbara Barhydt 
Planning and Development Department 
City of Portland, Maine 
389 Congress Street 
Portland, Maine 04101-3509 
 
Subject: Application for Level II Site Plan Application  
 AAA Northern New England – 89 Cove Street 
 
Dear Barbara: 
 
On behalf of AAA Northern New England, our office is pleased to provide the 
accompanying package of submission materials for a Level II Site Plan Application.  This 
submission package is intended to meet the City’s Level II Site Plan Submission 
requirements as outlined in the Level II Final Site Plan Application procedures as well as 
Section 14-527 (c) of the Code of Ordinances.  The applicant is proposing an addition of 
a standalone 4 bay vehicle garage adjacent to the primary building at 89 Cove Street 
(Tax Map 9, Block A, Lot 2).  The structure will be a metal clad structure with four openings 
for the overnight parking of AAA vehicles, principally to provide cover during poor 
weather and for security.  The building will include support columns founded on concrete 
piers.  The floor will be the existing bituminous asphalt surface.  There will be no new 
impervious area resulting from the construction.  The building will have electrical power 
but no other utilities.  The building will be located within a fenced area.  No other 
significant changes to the site conditions are proposed.  The applicant is seeking Level II 
Site plan approval to allow the submission of a Building permit application and 
construction this summer.  The development site is located within the Industrial – Low 
Impact Ilb Zone and we believe it is an allowed use.  All zoning standards appear to be 
complied with.  
 
As outlined in the Level II Site Plan submission requirements, you will find the following 
accompanying materials: 
 
• Level II Site Plan Application  

• Attachment A –  Deed of Existing Property & Financial Capacity 
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• Attachment B –  Letter to Fire Chief 

• Attachment C – Written Assessment of Proposed Project’s Compliance with 
Applicable Zoning and Land Use Requirements 

 
On behalf of AAA Northern New England, we look forward to your continued assistance 
on the project.  Please find one hard copy of the application materials including 11x17 
and full size plans along with a diskette containing PDF files for all submission materials.  
We have requested the application fee of $400 be delivered to you under separate 
cover by a representative of the applicant. 
 
If you have any questions regarding this submission, please contact our office. 
 
Sincerely, 
 
STANTEC CONSULTING SERVICES INC. 
 
 

 
Stephen R. Bushey, P.E. 
Associate 
Tel:  207-887-3478 
Stephen.bushey@stantec.com  
 
Attachments 
 
c: Gordon Walls, AAA Northern New England-email 
 Aaron Bourassa, Great Falls Construction-email 
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ATTACHMENT A 
 
 
  

   

 















  

ATTACHMENT B 
 
 
  

  

 



Stantec Consulting Services Inc. 
778 Main Street Suite 8, South Portland ME  04106-5447 

 

May 4, 2016 
 
 
 
Mr. Keith Gautreau, Assistant Chief 
City of Portland Fire Department 
380 Congress Street 
Portland, Maine 04101 
 
Subject: AAA Northern New England Building 
 89 Cove Street 
 Fire Department Site Review Checklist 
 
Dear Assistant Chief Gautreau: 
 
In accordance with instructions in the City’s Level II Site Plan Review packet, please find 
enclosed the drawings necessary for your review of the proposed amended project.  
We have listed each item in your checklist below, followed by our response. 
 
1. Name, address, telephone number of applicant. 

AAA Northern New England 
Attn:  Gordon Walls 
68 Marginal Way – PO Box 3544 
Portland, ME  04104-3544 
207.780.6804 
 

2. Name, address, telephone number of architect. 

Great Falls Construction 
20 Mechanic Street 
Gorham, ME  04038 

 
3. Proposed uses of any structures (NFPA and IBC classification). 

Building IBC Code NFPA Code 
Garage-storage Group S S1 

* Systems designed to meet NFPA 
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4. Square footage of all structures (total and per story). 

Building Footprint Area (SF) 
Garage 4,000 

 
5. Elevation of all structures. 

The building finish floor elevations will be as follows:  

Building Finished Floor Elevation  Building Height  
Garage Match Existing 

12.5 Feet Approx. 
16 Feet Maximum 

 
The conceptual Building Elevations are enclosed with this letter.  
 

6. Proposed fire protection of all structures. 

The proposed 4 Bay Garage storage will not have a sprinkler system. Fire 
extinguishers will be provided in the enclosure. 
 

7. Hydrant locations. 

A fire hydrant is currently located on Cove Street directly across from the site.  The 
distance to the hydrant from the proposed building is approximately 205 feet. 
 

8. Water main(s) size and location. 

There is a water main in Cove Street of unknown size service the existing hydrant. 
 

9. Access to all structures (min. 2 sides). 

All structures will be accessible from at least three sides. 
 

10. A code summary shall be included referencing NFPA 1 and all fire department 
technical standards. 

 
NFPA 1 – Chapter 18 Fire Department Access and Water Supply 

 
18.2 Fire Department Access: 
 
The project site is accessed via Cove Street and an opened paved yard facility. 
 
Additionally, Fire Truck and Public safety vehicles have access to the property from an 
existing non-curbed street opening. 
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Per NFPA 1 – Chapter 18.2.3.2.2.1, all first story floors shall be located not more than 450 
ft. from a Fire Department access road. 
 
City of Portland Technical Manual – Section 3 Public Safety 
 
3.4.1 Every dead-end roadway more than one hundred fifty (150’) feet in length shall 
provide a turnaround at the closed end.  Turnarounds shall be designed to facilitate 
future street connectivity and shall always be designed to the right (refer to Figure I-5). 
 
Supporting Evidence:  There are no dead-end roadways proposed.  The paved yard 
area provides emergency vehicles accessibility. 
 
3.4.2 Where possible, developments shall provide access for Fire Department vehicles to 
at least two sides of all structures.  Access may be from streets, access roads, 
emergency access lanes, or parking areas. 
 
Supporting Evidence:  The Site Plan includes a yard area that circles the building and 
will provide three sided access to the building. 
 
3.4.3 Building setbacks, where required by zoning, shall be adequate to allow for 
emergency vehicle access and related emergency response activities and shall be 
evaluated based on the following factors: 

• Building Height. 
• Building Occupancy. 
• Construction Type. 
• Impediments to the Structures. 
• Safety Features Provided. 

 
Supporting Evidence:  The proposed building and existing building will be fully 
accessible to emergency equipment. 
 
3.4.4. Fire Dept. access roads shall extend to within 50’ of an exterior door providing 
access to the interior of the structure. 
 
Supporting Evidence:  The access drive will allow an emergency vehicle to pull within 0’ 
of the structure. 
 
3.4.5. Site access shall provide a minimum of nine (9) feet clearance height to 
accommodate ambulance access. 
 
Supporting Evidence:  There are no vertical obstructions for the proposed building.  
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3.4.6. Elevators shall be sized to accommodate an 80 x 24 inch stretcher. 
 
Supporting Evidence:  Not Applicable. 
 
3.4.7. All structures are required to display the assigned street number.  Numbers shall be 
clearly visible from the public right of way. 
 
Supporting Evidence:  The street number will be displayed on the building and/or street 
signage (submitted under separate application). 
 
If you need any further information regarding this review, please contact our office. 
 
Regards, 
 
STANTEC CONSULTING SERVICES INC. 
 
 
 
 
Stephen R. Bushey, P.E. 
Associate 
Tel:  207-887-3478 
Stephen.bushey@stantec.com  
 
c: Captain David Petruccelli, Fire Department (via email) 
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CONFORMITY WITH APPLICABLE DESIGN STANDARDS 
PREPARED MAY 4, 2016 

 
The following statement is made in accordance with the City of Portland Code of 
Ordinances, Chapter 14 Land Use, Section 14-526. 
 
OVERVIEW 

This project conforms with all the applicable design standards of Section 14-526 as 
demonstrated in the following narrative.   
 
(a) Transportation Standards 
 

1. Impact on Surrounding Street Systems: 
 
The development will fit in with the existing street system as it will use an existing 
driveway opening off Cove Street.  The development involves a garage space 
for existing vehicles that occupy the site hence the project is expected to have 
an insignificant impact on traffic in the neighborhood. 

 
2. Access and Circulation: 

 
a. Site Access and Circulation. 

 
(i) The development provides access via Cove Street.  Open access will be 

provided at the front of the building and ample turning movement is 
provided at the street entrance.  Internal circulation allows for the 
occasional movement of tractor-trailer vehicles, which are infrequent to 
the site. 
 

(ii) Access and egress have been designed to avoid conflicts with existing 
turning movements and traffic flows. 
 

(iii) The site does not feature drive up services as mentioned in this 
requirement. 

 
b. Loading and Servicing. 

 
(i) No loading area is required as the building is for covered vehicle parking 

only. 
 

c. Sidewalks. 
 

(i) A sidewalk currently exists on the west side of the site.  No sidewalk 
improvements are proposed. 
 

(ii) The pedestrian trail sidewalk appears to be in satisfactory condition and 
does not require any major improvements. 
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3. Public Transit Access: 
 

a. The development consists of less than 20,000 SF of commercial area therefore 
it is not subject to Public Transit Standards.   

 
b. A new Transit stop is not proposed. 

 
c. A new transit stop is not proposed. 

 
d. Waiver:  The applicant requests a waiver of the transit facility requirement, if 

necessary. 
 

4. Parking: 
 

a. Location and Required Number of Vehicle Parking Spaces: 
 

(i) The applicant is providing nine parking spaces and fore more covered 
spaces will be added. 

 
(ii) The applicant has not prepared a TDM strategy. 
 
(iii) The applicant proposes the amount of parking which is appropriate for 

the current uses of this site. 
 
(iv) Parking spaces and aisles have been designed to meet the dimensional 

requirements of the Technical Manual. 
 
(v) The parking lot has been designed with an asphalt surface for long-term 

durability. 
 
b. Location and Required Number of Bicycle Parking Spaces: 
 

(i) The applicant is requesting a waiver to provide less than the required 
number of bicycle racks based on the current site usage. 

 
c. Motorcycles and Scooter Parking: 
 

(i) The project does not provide designated motorcycle/scooter parking. 
 
d. Snow Storage: 
 

(i) Snow storage management will employ two strategies; 
 

1. On-site snow storage around the perimeter of the site. 
 

2. Snow removal and offsite storage.  Generally speaking the nature of 
the proposed site use precludes the need for significant snow removal. 
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5. Transportation Demand Management (TDM): 
 

a. A TDM plan is not required for the project. 
 

(b) Environmental Quality Standards 
 

1. Preservation of Significant Natural Features: 
 
a. The existing site retains no prominent significant natural features therefore no 

issue related to the preservation of these features applies.   
 

b. The applicant is not requesting a waiver from this standard. 
 

2. Landscaping and Landscaping Preservation: 
 

a. Landscape Preservation. 
 
(i) The site’s existing tree population is limited so there is no formal tree 

preservation proposed. 
 

(ii) Not applicable 
 

(iii) Not applicable 
 

(iv) The applicant will require a waiver from this standard, if applicable. 
 

b. Site Landscaping. 
 

(i) Landscaped Buffers: 
 

(a) There are no observable service or loading areas for the new building. 
 

(b) The development is located in a commercial zone therefore 
minimizing the requirements for landscaping needs. 
 

(c) Not applicable.  
 

(ii) Parking Lot Landscaping: 
 
a) Not applicable.  The proposed building is within an existing paved 

area. 
 

b) Not applicable. 
 

c) Not applicable. 
 

(iii) Not applicable. 
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3. Water Quality, Stormwater Management and Erosion Control: 
 

a. Stormwater: 
 

(i) Stormwater draining onto the site from adjacent properties is very limited.  
No changes to these offsite flow regimes is anticipated. 

 
(ii) The project will not adversely impact adjacent lots or the City street 

system. 
 
(iii) The project will not adversely impact adjacent lots or the City street 

system. 
 
(iv) The project will not adversely impact adjacent lots or the City street 

system. 
 

b. The existing stormwater conditions will meet the requirements and goals 
stated in Section 5 of the Technical Manual.  There will be no impact to 
impervious conditions on the property. 
 

c. Not applicable. 
 

d. Not applicable. 
 

e. The project is serviced by both a public wastewater system and public 
drainage system.  The project will not pose a risk of groundwater 
contamination. 

 
f. The project will be connected to the public sanitary sewer system which is 

adequately sized for the existing flows.  NO new flows will be introduced to 
the public sewer system. 
 

 
(c) Public Infrastructure and Community Safety Standards. 
 

1. Consistency with City Master Plans: 
 
a. The project has been designed to be consistent with the City’s Zoning 

Ordinance and off-site infrastructure. 
 

b. Not applicable. 
 

2. Public Safety and Fire Prevention: 
 
a. The site has been designed to promote safe commercial access.   

 
b. No changes to emergency access conditions within the surrounding streets is 

proposed. 
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c. Fire hydrants are located within the adjacent street system. 
 

3. Availability and Adequate Capacity of Public Utilities: 
 
a. The project will require no new onsite utility service infrastructure to serve the 

new building except for power. 
 

b. All on site electrical lines will be underground. 
 

c. All new power infrastructure will meet the provisions of the Technical Manual. 
 

d. The project site already contains services into the existing building. 
 

e. The project involves no new sanitary or drainage systems. 
 

f. The project will continue to use an outside solid waste dumpsters and waste 
removal services will be contracted to a private waste hauler as is currently 
performed. 
 

(d) Site Design Standards. 
 

1. Massing, Ventilation and Wind Impact: 
 
a. The bulk, location and height of the proposed building have been designed 

to not result in adverse impacts to abutting properties.   
 
b. No new HVAC venting is proposed. 

 
2. Shadows: 

 
a. The development is located in the ILb Zone.  The building height is 16’ thus 
no adverse impacts from shadows are anticipated. 
  

3. Snow and Ice Loading: 
 
a. The proposed building will be designed and located such that accumulated 

snow and ice will not fall onto adjacent properties or public ways. 
 

4. View Corridors: 
 
a. The project site is located outside the Downtown Vision View Corridor 

Protection Plan. 
 

5. Historic Resources: 
 
a. The development is not located in a historic district, historic landscape district 

or City designated landmark. 
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b. The development is not located adjacent to or within 100 feet of a 
designated landmark, historic district, or historic landscape district. 
 

c. There are no known archaeological resources on the site. 
 

6. Exterior Lighting: 
 
a. Site Lighting. 

 
(i) Exterior lighting will be designed to meet the requirements of Section 12 of 

the Technical Manual. 
 

7. Noise and Vibration: 
 
The project noise levels will be designed to meet the permitted levels as outlined 
in the zoning ordinance.   
 

8. Signage and Wayfinding: 
 

a. All street and wayfinding signage shall meet the requirements of the Manual 
on Uniform Traffic Devices (MUTCD) and Division 22 of the City Code. 

 
(ii) The project is not located in a historic district or subject to Article IX. 

 
(iii) Proposed commercial signage is not proposed. 

 
(iv) All street and wayfinding signage shall meet the requirements of the 

Manual on Uniform Traffic Devices (MUTCD) and Division 22 of the City 
Code. 
 

9. Zoning Related Design Standards: 
 

a. The project is designed to be a high density commercial development with a 
single story building, adequate parking and related infrastructure. 
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CONFORMITY WITH SITE PLAN STANDARDS 
PREPARED MAY 4, 2016 

 
The following statement is made in accordance with the City of Portland Code of 
Ordinances, Chapter 14 Land Use, Section 14-527 (g). 
 
OVERVIEW 

This project conforms with all the applicable design standards of Section 14-527 (g) as 
demonstrated in the following narrative.   
 
1. The Construction Management Plan for the work is relatively straightforward and 

consists of the following steps: 
 

• Temporary barricades may be placed around the work zone throughout the 
project duration; 

• Foundations will be excavated for column footing placement and then footing 
reinforcement, formwork and concrete placement; 

• Foundation backfilling and surrounding surface restoration will be placed; 

• Steel shell will be erected; 

• Roofing and exterior walls will be installed 

• Interior work including walls, utilities, wiring, etc. will be completed; 

• Interior finishes including walls and electrical will be completed; 

• Exterior site work including paving and pavement markings will be completed; 

• The applicant intends to continue business operations for the existing buildings 
throughout the duration of construction and will make accommodations for 
construction equipment, materials storage and overall coordination. 

2. The proposed project will result in fewer than 50 new peak hour trips; therefore, a 
Traffic Impact Study has not been performed for this project.  The applicant is 
requesting a waiver of any further traffic related studies.   

3. There are no significant natural features, wildlife and fisheries habitats or 
archaeological sites that will be impacted as a result of the proposed projects. 

4. The site layout involves a building generally located within an existing paved lot 
area.  The development site is part of an established and permitted business that 
includes previously constructed infrastructure for drainage and utilities.  The 
proposed development will not result in any detrimental effects to the existing 
stormwater management systems since the building and parking will be placed 
entirely within an existing paved area.   

5. The applicant is requesting a waiver to provide updated stormwater management 
calculations since the site has been previously developed. 
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6. The project is part of an existing commercial site.  For these reasons the proposed 
development appears reasonable and consistent with previously approved plans 
and the City’s Master Planning and intended uses for the area. 

 
7. The site is currently served by public utilities for water and wastewater disposal.  No 

increase to these utility demands is expected as a result of the proposed project.   

8. The proposed project is not expected to generate any substantial increase in solid 
waste production.  During construction there may be a small volume of construction 
debris and packaging waste for new construction materials.  The contractor will use 
a temporary waste dumpster to collect any waste materials and these materials will 
be properly disposed of at an approved waste disposal or recycling facility such as 
the City’s Riverside Recycling Facility.  A permanent solid waste container location 
will be provided at the side of the building for routine solid waste collection. 

9. The new building will be constructed to the applicable 2009 NFPA 101 Life Safety 
Code and to the 2009 International Building Code. 

10. The proposed development is within a commercial site and the use is allowed within 
the Industrial Zone.  No further assessment of consistency with applicable design 
standards has been performed at this time. 

11. The applicant intends to design/build the electrical aspects of the work.  They fully 
intend to comply with all applicable codes and will apply for all required approvals 
prior to construction. 
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