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Memorandum

Planning and Urban Development Department
Planning Division

____________________________________________________________
To: 
Stuart O’Brien, Chair and Members of the Portland Planning Board

From:
Richard Knowland, Senior Planner   

Date:
May 9, 2014

Re:
Portland International Marine Terminal, 460 Commercial Street, Maine  

            Department of Transportation Plan
Project #: 2014-038
 CBL:  59-A-1-3-4-7-8-11; 59-A-2-5-6-9-10
Meeting Date:  May 13, 2014
____________________________________________________________
I.  INTRODUCTION
A workshop has been scheduled to consider a proposal by the Maine Department of Transportation (MDOT) to expand the International Maritime Terminal (IMT) facility in the vicinity of 460 Commercial Street. The proposal expands the existing IMT west of  the Casco Bay Bridge by providing improvements to accommodate intermodal rail freight service and related truck chassis storage. The facility integrates sea, truck and rail freight services in one facility. The application describes this as an “existing laydown and connecting corridor connection project”.
Attachment 1 includes the initial comprehensive IMT submitted on April 4, 2014.  Attachments 2 and 3 include updated supplemental material submitted on April 24, 2014 and May 6, 2014.

The initial site plan sheets are shown as Attachment P.

Notice of the workshop consisted of 144 notices being mailed to neighbors as well as the Legal Ad which ran in the May 5th and May 6th editions of the Portland Press Herald.
II. 
FINDINGS
Zoning: 


Waterfront Port Development Zone and Shoreland Overlay Zone
Land Area (existing): 

14 acres (existing facility)

Land Area (proposed): 
14 acres 
                                                  
New Yard, LLC – 9.82 acres    

                                                  
Unitil (New Yard leasehold interest) – 3.96 acres
                                                  
Unitil (New Yard leasehold interest) - 4.17 acres
                                                  
Pan Am parcel – 5.0 acres

Proposed Use:    

Marine container. Chassis storage yard and marine/freight  

                            

transportation operation facility
New Building Footprint: 
None

Total Disturbed Site Area: 
11.2 acres

Impervious Area (existing): 
3.05 acres

Impervious Area (proposed): 
11.12 acres
Street Frontage: 

1,600 feet

Parking: 


None except for 144 truck chassis spaces. Parking on existing IMT 



site
Bicycle Spaces: 

4 on two racks

Estimated Project Cost:  
$12.2 million

III.  
Background 

Back in December 2012 the Planning Board approved the site plan for the “New Yard at Canal Landing” for a boat and ship repair and maintenance facility. Later in August 2013 the Board approved an amendment to that plan which provided for a phasing of site improvements. In the August 27, 2013 Planning Staff Report the rationale for the phasing plan was explained.

“The applicant makes this phasing plan to allow time for continuing negotiations with the MDOT and the tenants of the adjacent IMT. As has been reported in local news media, the operators and tenants of the IMT are contemplating a westerly expansion of freight operations onto New Yard property.  Mr. Phineas Sprague, Principal of New Yard, LLC, would like to move forward with the boatyard project, while not making higher value improvements that may need to change to accommodate expansion of the IMT operations.”
The IMT project is moving forward and MDOT has acquired a portion of the New Yard landholdings as well as several other properties by eminent domain. According to the submission New Yard will be left with a 5 acre parcel which contains New Yard’s newly constructed warehouse building. Access to this parcel will be from the existing New Yard driveway which is connected into the new IMT entrance on Commercial Street.

A copy of the Planning Board approval letter and Staff Report for the New Yard development review is shown on Attachment A.   

IV. 
Project Description

The proposed project expands the size and scope of the existing IMT facility on Commercial Street. MDOT will be acquiring 19 additional acres west of the Casco Bay Bridge with 14 of those acres contiguous and integrated with the existing facility. The   additional 5 acres is just east of Cassidy Point Drive. The new improvements will complement the existing facility by providing rail service, an elevated concrete loading ramp to process rail shipments and a large staging area for truck chassis.
Key improvements include the following:

· A gravel storage lot for 144 truck chassis spaces.
· Extending a new 2,600 foot long mainline railroad track from Cassidy Point into the site. A 750 foot long siding track and a 750 loading track (adjacent to a concrete loading ramp) will be provided.  
· An elevated concrete loading ramp that facilitates the loading and unloading of railroad cars. The ramp is 752 feet long and and 74 feet wide or about 55,000 sf in size.  The ramp extends to the edge of Commercial Street so as viewed from Commercial Street the ramp concrete wall is 4 feet high with a 4 foot high chain link fence on top of it. Thirty foot high light poles will be placed on the ramp along the edge of Commercial Street.

· Access to the facility will be from a new entrance on Commercial Street across from the Beach Street on-ramp at the present location of the Unitil driveway. 
· A traffic light and intersection improvements are proposed at the project entrance/ Commercial Street intersection. Roadway realignment improvements along Commercial Street are proposed in the vicinity of the site.
While the core of the site improvements including the truck chassis parking area, concrete loading ramp, entrance and intersection improvements are near the Casco Bay Bridge, the project area extends to Cassidy Point with the track improvements .
The surface treatment of the facility will be gravel although the train loading ramp will be concrete.

Property Acquisition
The IMT expansion is made possible by MDOT acquiring a number of privately owned properties. These include the following parcels.
New Yard, LLC:  This 9.9 parcel (a portion of New Yard’s landholdings) was the subject of a 2012 Planning Board site plan approval for a ship repair facility.  New Yard will be retaining a 5 yard parcel that contains the newly constructed warehouse type building.   

Unitil:  Waterfront parcel parcel containing 4.17 acres

Unitil:  Inland parcel containing 3.96 acres (2.19 acres which is encumbered by a leaser to Osterman Propane, LLC which will be extinguished upon condemnation).

Pan Am : 5 .0 parcel

When MDOT filed the initial site plan application they indicated the properties would be acquired through an eminent domain process.   In a letter dated 3-24-2014 from MDOT attorney Toni Kemmerle to Marge Schmuckal (Zoning Administrator) states:

We have also been asked to provide evidence that MaineDOT will have the right, title and interest in and to the property that is the subject of its site development permit application. Maine Dot will be filing its condemnation notice against the railroad property by the end of March. While Maine DOT cannot predict the exact date upon which the other condemnation notices will be filed, MaineDOT is proceeding with the full intention of filing these notices in the immediate future, contingent on the continued appropriation of the necessary funding. As soon as these notices are filed, MaineDOT will possess.  
MDOT formally filed the condemnation notice on April 28, 2014 and therefore has established right, title and interest to the properties. See Attachment 3. Jennifer Thompson, Associate Corporation Counsel, has confirmed MDOT has established right, title and interest in the property. See Attachment B.
Development Reviews
The project is subject to City of Portland site plan and shoreland review.
State of Maine permits include Site Location of Development and Natural Resources Protection Act.

The Site Location permit will be reviewed by the Maine DEP under a streamlined review process pursuant to 38 M.R.S.A. sec.486-B for MDOT projects

MDOT indicates a Natural Resources Protection Act Permit-by-Rule, Section 11 Notification form will be filed on or about April 8, 2014. A copy will be provided.
V. 
STAFF SITE REVIEW DESCRIPTION

Circulation
Vehicle, pedestrian and bicycle circulation have been important elements in the planning process of this project. Preliminary comments from Tom Errico, Traffic Review Consultant, are shown on Attachment C.
Vehicle Circulation
Internal - Access between the existing IMT and the proposed facility occurs through the new chassis storage lot. There are 24 foot long gates at both ends of the storage yard which allow east to west circulation between both ends of the facility.

The previously approved New Yard site plan featured two driveways along Commercial Street. The primary street access for New Yard was an existing driveway adjacent to the Casco Bay Bridge. A second driveway provided across from Beach Street to serve the Unitil property. Under the new plan, the New Yard driveway by the bridge will be eliminated and all site access will take place at a newly configured driveway across from Beach Street. Note that the main entrance for the IMT east of the bridge remains unchanged.

Trucks entering from Commercial Street will enter the site and presumably circulate between the chassis storage lot or the rail concrete loading ramp.
The driveway entrance is wide reflecting the large size trucks that will be using the facility. The plan indicates the driveway entrance has a total width of 100 feet. The plan indicates that an incoming truck will have a 45 foot wide lane within the driveway to swing into the site. An exiting truck has a 15 foot lane with a 40 foot swing zone designated as a striped zone.
External - The existing site conditions in this vicinity of Commercial Street are a challenge for vehicles, bicycles and pedestrians especially the tight curve between the bridge and the Beach Street on-ramp. The development proposes significant improvements to help improve this situation. 

Perhaps the most important improvement is the addition of a traffic light at the project entrance/Beach Street/Commercial Street intersection. This will control all traffic movements in this intersection. Advanced warning signals will also be provided.
Compounding the complexity of circulation issues are the existing truck turning movements across the street at Nova Seafood. Nova has a limited area for internal truck maneuvering on its site and therefore is reliant on such turning movements taking place within the street. Turning movement diagrams are shown on Attachment 1-28. The diagram shows a truck entering the site as well as exiting the site. Currently these movements take place with the assistance of a flagger in the middle of Commercial Street. With a traffic light in place, the intersection will be frozen when a Nova truck needs to maneuver in and out of the site. Sensors will detect the presence of a truck and activate the traffic light. 
Given the logistics of truck maneuvering, the Nova site retains a wide driveway opening. Along the Nova Commercial Street frontage a brick sidewalk has been provided for pedestrian circulation. A cobblestone strip will also be provided as a signal to bicyclists and vehicles to stay in their lane and not take a short- cut to the Beach Street ramp. This design helps mitigate the oversized driveway width while accommodating Nova truck movements and providing defined zones for pedestrians, bicycles and vehicles. On the opposite side of the street (just east of the IMT driveway) a cobblestone inlay strip has been provided for trucks exiting the Nova site so trucks can swing around and  complete their maneuver and head east on Commercial Street.  
The traffic signal and related improvements results in a reorganization of the Commercial Street intersection in the vicinity of the site. At the intersection heading east bound, there will be a left hand turn lane to the Beach Street on-ramp and a combined straight/ turn lane to the IMT entrance. (This double lane starts about 750 feet from the IMT entrance). Heading westbound, a left turn lane into IMT is provided while a combined straight/right turn lane (for the Beach Street ramp) is provided. 
Along Commercial Street an on-street parking area is being provided between the concrete wall and the bike lane (see below). This area has traditionally been a short term parking area for tractor trailers.
The Commercial Street intersection improvements require modifications along the frontage of the Graybar building. This will result in oversized driveway widths but it reflects the reality of truck maneuvering involving a constrained site. The two driveways serving this property will be 50 and 65 feet wide. 
Bicycle Circulation

A 5 foot wide bike lane is provided on both sides of Commercial Street. The bike lane on the IMT side (southerly) starts initially 400 feet west of the IMT frontage and then extends a distance of about 1,300 feet where it is highlighted in a green asphalt material. This treatment is carried along most of the IMT expansion street frontage except for the frontage by the truck chassis storage area.  

On the northerly side, the bike lane starts along a portion of the Nova Seafood street frontage and continues west to a point just beyond the Star Match building.  Except areas within the vicinity of Beach Street, the bike lane will be striped but not have a green surface.

A photo simulation of the roadway and bikeway improvements is shown on Attachment 2.

Two bike stands with a capacity of 4 bicycles is provided near the project entrance.
Pedestrian Circulation
Internal-Pedestrian circulation includes people walking between New Yard and Commercial Street. The original site plan anticipated this by designating a “pedestrian area” along the edge of the internal roadway. However with the introduction of the IMT facility near the Commercial Street entrance and an increase in truck traffic, an improved pedestrian circulation plan is in order.

The submitted plan indicates a walkway has been provided along the front driveway to Commercial Street. This pedestrian zone is defined by a landscaped strip on both sides of the sidewalk. A curb will be placed on the driveway side of the landscaping strip. The sidewalk is about 60 feet long but the width of the sidewalk is not labeled.

The plan shows a stop sign for trucks coming from the chassis storage lot or from New Yard but how is the pedestrian crossing designated? Also how is the “pedestrian area” connected to this crossing?

External-Sidewalks are not proposed along the southerly side of the facility since there are already sidewalks on the northerly side of the street that lead to the Old Port and Harbor View Park. The proposed West Commercial Street Trail is also on that side of the street. A sidewalk waiver was previously granted for the New Yard development given the above circumstances and the highly industrial character of this section of Commercial Street.
In terms of pedestrians leaving or entering the site, the new traffic light will provide a designated crosswalk from the IMT driveway to the sidewalk on the northerly side of Commercial Street. A crosswalk is also provided across the Beach Street ramp. The traffic signals will be pedestrian activated for both crosswalks. 
Twelve foot wide brick sidewalks will be installed along the Graybar frontage. A new sidewalk will be provided along the Nova Seafood property as previously discussed.

Stormwater Management
Applicant has submitted a stormwater management plan with related stormwater calculations. The IMT yard will have a mostly gravel surface which results in an impervious surface increase of approximately 8 acres. Non-gravel impervious surfaces include a concrete loading ramp (55,000 sf) and the paved area of the project entrance (7,000 sf). A commentary on site stormwater management is shown on Attachment 1-17.
Typically parking lots and circulation areas for site plan review have a bituminous surface. In the case of the New Yard development, a gravel surface was proposed  and approved which MDOT would like to do as well. 
Soils 
The soils on the site are described as cut and fill lands with moderately drainage class. Presently the existing site consists of well drained silty sand which allows  stormwater runoff to enter into the Commercial Street closed drainage system or to infiltrate into granular soils. The applicant is attempting to take advantage of these infiltration qualities by having a gravel surface for most of the site.
There are no wetlands on the site. 
Stormwater Quantity
The report states the drainage patterns for the Post-Development condition remain essentially unchanged from Pre-Development conditions although technically the amount of impervious surface is increasing. The report indicates that due to the nature of existing subgrade soils and the ability to infiltrate into the granular soils, the majority of surface runoff from the proposed development will infiltrate into the underlying soil. Presumably in areas subject to “hard packing” from heavy vehicles, there will be an appropriate base and surface treatment of gravel and crushed stone for infiltration.
The plan should clarify where new gravel will be installed on the site including a cross section of the depth and type of material.

Stormwater Related Improvements

The basic premise of the site plan is due to the nature of existing subgrade soils and the ability of runoff to infiltrate into the granular soils, the majority of surface runoff from the proposed development will be allowed to infiltrate. Aside from regrading there are  a number of stormwater related improvements associated with this project.
Along Commercial Street the proposed widened shoulder along the eastbound travel lane will be graded such that surface water runoff sheds to the edge of pavement and is channelized along the concrete barrier (there is no curb along this section of Commercial Street presently). The gutter lane includes a porous concrete section along the entire barrier face. Runoff is collected in a proposed underdrain system located in the widened eastbound travel lanes of Commercial Street. The underdrain acts to collect and convey runoff to the catch basin located at the intersection of Beach Street. As this system ultimately discharges into the Fore River via an existing 24 inch CSO, a waiver from the flooding standard is being requested.
A review of the site plan indicates there are four proposed catch basins proposed for the site.

CB one is located near the paved driveway entrance. It runs into a 15 inch storm drain in the chasse storage yard. 

CB two is connected into the 15 inch line and a 24 inch CSO within the chassis storage yard.

CB three is also within the chassis storage yard and connected into the 24 inch CSO which empties into the Fore River. Submission seems to emphasize soil infiltration but the storage chassis area appears to have catch basins. Applicant should clarify design intent.
CB four is located on the far westerly end of the concrete ramp. Stormwater from the concrete ramp is channeled into drainage scuppers which are connected into a pipe that runs into the catchbasin.  Stormwater from the catch basin then finds its way to a nearby 30 inch CSO to the west.
The new rail line will have an underdrain system connecting into an existing CSO’s. Field inlets have been provided at low points along the north side underdrain so that ponding does not occur along the track during larger storm events.

Review comments have been provided by David Senus, Consulting Review Engineer. His comments are dated May 8, 2014 and April 21, 2014 and shown as Attachment D. A partial list of his comments are shown below.
· Stormwater treatment area plan that identifies linear vs. non-linear areas of the site, treated vs. untreated areas of the site, and a tabulated list of treated vs. untreated impervious and developed areas (for both linear and non-linear areas.)
· Updated Stormwater Management Plan and Calculations.
· Updated Stormwater Inspection and Maintenance Plan (or Stormwater Pollution Prevention Plan) that addresses previous review comments.

· Updated grading plans per previous review comment.

· Final plans must be stamped by a professional engineer.
Applicant has provided responses to the April 21, 2014 review memo which was received on May 6, 2014. See Attachment 3.
Lighting

A site lighting and photometric plan has been submitted. See Attachment P-24 to 29.
Fifteen light poles are proposed at 50 foot intervals along the edge of the concrete ramp adjacent to  Commercial Street. The mounting height of the light fixtures is 34 feet.
Eight light poles are proposed for the chassis yard. The mounting height is 35 feet.

Three light poles are shown near the water edge which will be 35 feet high.

The luminaire wattage for these fixtures is 284 watts. All light fixtures will have a cut-off.feature.
It appears all the lighting poles will be served by underground power. There are however indications that some lines will be overhead. There is an overhead line on the southerly side of the concrete ramp shown on the plan. This should be clarified whether it will be overhead or underground in the future.
A summary of lighting use is shown below:

The proposed luminaires in the container area will operate at 50% light output until the yard is actively used, whereupon the light level will be increase to 100% output. The proposed luminaires at the concrete ramp will be divided into two groups for operational control. Type S1A light poles will only be turned on when the ramp is in use and will operate at 100% light output. Type S1A and Type S1B light poles will serve as security lights. They will operate each night at 50% light output unless the ramp is actively used, whereupon the light level will be increased to 100% output.

A narrative of the lighting plan has been provided including specifications and  responses to City standards is shown on Attachment 1-25. The photometric and layout plan are shown on Attachment P-E.
Waivers

Applicant is requesting a number of waivers for the project. The waiver request and a response supporting the waiver request are shown on Attachment 3 (revised).

1. Sidewalks (along entire project frontage, on south side of Commercial Street)…Sec. 14-526(a)(2)(c)
2. Granite Curbing (along entire project frontage, on the south side of Commercial Street)…Sec 14-526(a)(2)(c)
3. Driveway Width (proposed IMT project, Nova Seafood, and Graybar)…Technical Standards, Sec. 1.7.2.4…Driveway widths exceed commercial (24 feet) and industrial (30 feet) standards. Applicant
4. Flooding Standard….Technical Standard, Sec. 5.iii.4.E(2)
5. Soil Infiltration…Technical Standard, Sec. 5. Appendix D.4(a)…Known soil conditions from soil borings and gravel materials installed with new construction should achieve soil permeability.
6. Landscape and Landscape Preservation…   

               Technical Standard, Section 4.2 and 4.3…Applicant cites lack of significant
                vegetation and expansive nature of proposed use, to waive preservation 

                measures.

               Technical Standard, Section 4.5 -  Site Landscaping: Screening and 
               Buffers, Industrial and Commercial Developments. Applicant is proposing a

               limited landscaping for a variety of reasons.   

                Technical Standard, Section 4.6 – Street Trees…Street trees are limited 
                for a variety of reasons  along the 1,600 feet project street frontage.
                by applicant. 

7. Boundary Survey…Technical Standard, Sec. 13.2 – Boundary Survey (items 
                      shown on survey)…Survey does not include topographic information for 
                      the entire property, plans are drawn to  less to than required scale, and 

                      not all underground utilities are shown. 

Landscaping                                                                                                              
As discussed above the applicant is requesting certain landscaping  waivers from the Technical Standards involving preservation of existing vegetation, screening buffers and street trees. The landscaping plan is shown as Attachment P, C-18 to 20.
Perhaps the most significant design challenge is the presence of the 752 feet concrete wall (for the concrete ramp) along Commercial Street. The wall is 4 feet high and has a textured finish. See Attachment 1-31. The wall/ramp has been sited directly abutting Commercial Street. Short of shifting the wall to the south there is no apparent room for landscaping between the wall and the street. The plan indicates a 4 foot high fence will be placed on top of the wall with barbed wire. The fence should be black vinyl. 
Along the Graybar building frontage (across the street from the concrete wall) 11 red maple street trees (3 inch cal.) will be planted. These trees are shown at approximate 35 foot intervals spread along 375 feet of street frontage.
On-site landscaping efforts are focused near the driveway entrance and an approximate 200 foot long planting area west of the entrance. See Attachment P sheet C-18 and C-19. Landscaping near the entrance is primarily understory while the landscape strip includes 3 river birches (12 to 14 feet high), 4 white spruce  (8 to 10 feet high) and 9 eastern red cedar (6 to 7 feet high) as well as a variety of understory material. Further to the west along Commercial Street, 9 swamp white oak (3 inch cal.) are proposed with spacing at a 35 foot interval.
The landscaping plan is shown on Attachment P, C18 to 21.
Zoning Administrator Comments

Comments from Marge Schmuckal, Zoning Administrator are shown on Attachment E.
Fire Department Comments

Comments from Capt. Chris Pirone of the Fire Department are shown as Attachment F. Applicant has provided fire related information shown on Attachment 1-21, Attachment 3 and P, C-17. 

Site Plan Details 

The submitted site plan drawings and related sheets are largely technical in nature and  at times difficult to read. While it is understandable certain topics such as lighting, erosion and sedimentation control, profiles and cross sections may contain technical and engineering data, the site plans should be sufficiently detailed with dimensions such that the plan is clear and coherent. We have forwarded this concern to the applicant and they have submitted what is described as an illustrative plan that shows the entire site as well as the surrounding context (Attachment 3-H). While this is helpful, the site plan sheets should be fully dimensioned (along with a scale) and sufficiently clear so that there is a common understanding of what is being proposed as well as what is being approved. 

Neighborhood Meeting
The applicant held a neighborhood meeting on April 28, 2014. A meeting notice, minutes of the meeting and the sign-in sheet are provided on Attachment 3.
Attachment List

A.
New Yard Approval and Planning Board Report (excerpt)
B.
Jennifer Thompson, Associate Corporation Counsel

C.
Tom Errico, Traffic Engineer Consultant

D.
David Senus, Development Review Consultant

E.
Marge Schmuckal, Zoning Administrator

F.
Chris Pirone, Fire Department

Applicant Submissions
1 – Applicant’s Submission dated 4-4-14

2 – Applicant’s Submission dated 4-25-14

3 – Applicant’s Submission dated 5-6-14

P – Site Plans and Other Drawings
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