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August 21, 2012 

 

 

 

Mr. William Needelman, AICP 

Senior Planner 

Planning and Development Department 

City of Portland, Maine 

389 Congress Street 

Portland, Maine 04101-3509 

 

Subject: Canal Landing New Yard – Phase 1 

  40 West Commercial Street 

  Preliminary Site Plan Application  

  Applicant:  New Yard, LLC 

 

Dear Bill: 

 

On behalf of New Yard, LLC, we are pleased to provide the accompanying package of 

submission materials related to the proposed Canal Landing New Yard development off West 

Commercial Street.  This submission package is intended to meet the City’s Preliminary 

Submission Requirements as outlined in the Level III Application procedures.  These materials 

represent the ongoing design development for the proposed boat repair and maintenance yard use 

for the assemblage of properties generally bounded by Commercial Street (north), the Casco Bay 

Bridge (east), the Fore River waterfront (south) and industrial land owned by Portland Terminal 

Co. (west).  It is the applicant’s intent to construct a boat repair and maintenance yard along with 

related marine uses over the course of multiple phases.  The development site is an 

approximately 22-acre area that includes multiple properties owned by Northern Utilities Inc. 

(aka Unitil) and Portland Terminal Co. (aka Pan Am Railways).  The applicant currently has 

purchase and sale and option agreements to acquire or lease the properties from the current 

owners.  The existing site has had a long history of development activity including, but not 

limited to, the origination of the Cumberland and Oxford Canal, operation of the Portland Gas 

Light Company and railroad operations.  In its more recent history, the railroad property has 

been largely unused while NGL Propane maintains a propane gas storage and distribution facility 

through a lease agreement with Unitil.  The Maine Department of Transportation also maintains 

a small maintenance building at the far easterly end of the property, which they plan on 

continuing to use in the future.  The site’s waterfront contains dilapidated piers and pilings over 

much of its length and the intent is to rehabilitate much of this shorefront for new vessel 

berthing, floating dock facilities and related uses. 
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The site’s historical activities have resulted in there being various recognized environmental 

conditions on the properties.  Extensive studies on behalf of the property owners have occurred 

or remain underway and it is the applicant’s intentions to work cooperatively with the property 

owners to allow the proper remedial actions to occur to allow the reuse of the site into the future. 

 

Currently, Unitil has sought a No Action Assurance letter from the Maine Department of 

Environmental Protection (MeDEP), under the Voluntary Response Action Program (VRAP) 

and they will be moving forward with activities that will satisfy the VRAP and ultimately lead to 

a Certificate of Completion action by the MeDEP. 

 

Accompanying this cover letter are the following materials: 

 

 Site Plan Application 

 Section 1: Written Description of Project 

 Section 2: Evidence of Right, Title and Interest, Technical Capacity and Financial 

 Capacity 

 Section 3: Written Assessment of Proposed Project’s Compliance with Applicable 

Zoning and Land Use Requirements 

 Section 4: Contact with State and Federal Agencies 

 Reduced Sized Plans 

 

You will find in the accompanying materials, information including the Overall Master Plan and 

the Preliminary Phase 1 Site Layout Plan that provides greater detail for the site development 

activities.  We have also included preliminary building elevations for the proposed Phase 1 

buildings.  Preliminary information pertaining to the project’s utilities needs and statements 

regarding compliance with the City’s Standards are contained within this submission.   

 

The Development Team expects to continue to work with the property owners and City 

Officials/Representatives on both the onsite and offsite components including, but not limited to: 

 

 Coordination with Unitil representatives on the design and implementation of remedial 

measures addressing the site’s environmental issues. 

 Coordination with Public Services representatives on abandonment of existing utilities and 

new service connections for the proposed buildings; and 

 Coordination efforts with City Officials regarding ongoing Commercial Street studies and 

access development. 



DeLUCA HOFFMAN ASSOCIATES, INC. 

CONSULTING ENGINEERS 

 

Mr. William Needelman, AICP 

August 21, 2012 

Page 3 

 

On behalf of the Canal Landing New Yard Team, we look forward to your continued assistance 

on the project and we look forward to a September 2012 workshop meeting with the Planning 

Board.  Please find one (1) hard copy of the application materials including one set each of 

11x17 and full size plans, along with a diskette containing PDF files for all submitted materials. 

 

If you have any questions regarding these materials please contact this office. 

 

Sincerely, 

 

DeLUCA-HOFFMAN ASSOCIATES, INC. 

 

 

 

Stephen R. Bushey, P.E. 

Senior Engineer 

 

SRB/smk 

 

Attachments – As listed above 

 

c: Phineas Sprague, Jr. – New Yard LLC 

 Bob Flight – New Yard LLC 

 Peter Plumb – Murray, Plumb, and Murray 

 
R:\3091\Admin\Permitting\Level III - Preliminary Site Plan Application\3091 2012.08.21 Needelman-Cover.doc 
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 Effective August 18, 2010 

 

 
Level III – Preliminary and Final Site Plans 

Development Review Application 
Portland, Maine 

Planning and Urban Development Department 
Planning Division 

 
Portland’s Planning and Urban Development Department coordinates the development review process for site 
plan, subdivision and other applications under the City’s Land Use Code. Attached is the application form to be 
used for a Level III: Preliminary or Final Site Plan.   Please note that Portland has delegated review from the 
State of Maine for reviews under the Site Location of Development Act, Chapter 500 Stormwater Permits, and 
Traffic Movement Permits.   General information pertaining to the thresholds of review and fee structure is 
contained on page 3 of this application.  The Land Use Code (including Article V), the Technical Manual, and 
the Design Manual are available on the City’s web site at http://www.portlandmaine.gov/planning/default.asp  
 
Level III:  Site Plan Development includes:  

 New structures with a total floor area of 10,000 sf or more except in Industrial Zones.  

 New structures with a total floor area of 20,000 sf or more in Industrial Zones.    

 New temporary or permanent parking area(s) or paving of existing unpaved parking areas for more than 75 
vehicles. 

 Building addition(s) with a total floor area of 10,000 sf or more (cumulatively within a 3 year period) except in 
Industrial Zones.  

 Building addition(s) with a total floor area of 20,000 sf or more in Industrial Zones. 

 A change in the use of a total floor area of 20,000 sf or more in any existing building (cumulatively within a 3 year 
period).  

 Multiple family development (3 or more dwelling units) or the addition of any additional dwelling unit if subject to 
subdivision review.  

 Any new major or minor auto business in the B-2 or B-5 Zone, or the construction of any new major or minor auto 
business greater than 10,000 sf of building area in any other permitted zone. 

 Correctional prerelease facilities. 

 Park improvements:  New structures greater than 10,000 sf and/or facilities encompassing 20,000 sf or more 
(excludes rehabilitation or replacement of existing facilities); new nighttime outdoor lighting of sports, athletic or 
recreation facilities not previously illuminated. 

 Land disturbance of 3 acres or more (includes stripping, grading, grubbing, filling or excavation).  

 
 
 
 
 
 
 
 
 

The Land Use Code (including Article V), the Technical Manual, and the Design Manual are available 
on the City’s web site at http://www.portlandmaine.gov/planning/default.asp or copies may be 
purchased at the Planning Division Office. 
 
 Planning Division   Office Hours 
 Fourth Floor, City Hall   Monday thru Friday 
 389 Congress Street   8:00 a.m. – 4:30 p.m. 
 (207) 874-8721 or 874-8719 
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PROJECT NAME:__________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
_________________________________________________________________________________ 
 
PROJECT DESCRIPTION: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
CHART/BLOCK/LOT:  _______________________  PRELIMINARY PLAN  __________ (date) 
 FINAL PLAN  __________ (date)  
 
 
 
CONTACT INFORMATION:   
 
 
  
Applicant – must be owner, Lessee or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Owner – (if different  from Applicant) 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Owner Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Agent/ Representative 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Billing Information

Work # 

Cell #                                            Fax# 

e-mail: 

 

Applicant’s Contact for electronic plans 
 
Name: 

e-mail: 

work # 
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Engineer 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Engineer Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 

Surveyor 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Surveyor Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 

Architect 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Architect Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 

Attorney 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Attorney Contact Information

Work # 

Cell #                                            Fax# 

e-mail: 
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APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Cash or Check payable to the City of Portland.) 
 
 
Level III Development (check applicable reviews) 

 
___ Less than 50,000 sq. ft. ($500.00) 
___ 50,000 - 100,000 sq. ft. ($1,000) 
___ 100,000 – 200,000 sq. ft. ($2,000) 
___ 200,000 – 300,000 sq. ft. ($3,000) 
___ over $300,00 sq. ft.  ($5,000) 
___ Parking lots over 11 spaces ($1,000) 
___ After-the-fact Review ($1,000.00 plus 
       applicable application fee) 
------------------------------------------------------------- 
The City invoices separately for the following: 

- Notices ($.75 each)  

- Legal Ad (% of total Ad) 

- Planning Review ($40.00 hour)     

- Legal Review ($75.00 hour) 

Third party review is assessed separately. 
 

Fees Paid 
(office use) 

___ 
___ 
___ 
___ 
___ 
___ 
___ 

 
 
 

 
Other Reviews (check applicable reviews) 

 
___ Traffic Movement ($1,000)    
___ Stormwater Quality ($250)     
___ Subdivisions ($500 + $25/lot) 
       # of Lots ___ x $25/lot = ______ 
___ Site Location ($3,000, except for 
       residential projects which shall be 
       $200/lot) 
       # of Lots ___ x $200/lot = ______ 
 
___ Other _____________________                 
___ Change of Use 
___ Flood Plain 
___ Shoreland 
___ Design Review 
___ Housing Replacement 
___ Historic Preservation 

Fees Paid 
(office use) 

___ 
___ 
___ 
___ 

 

 
 

 

 
Plan Amendments (check applicable reviews) 

 
___ Planning Staff Review ($250) 
___ Planning Board Review ($500) 
 
 

Fees Paid 
(office use) 

___ 
___ 
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PROJECT DATA 

(The following information is required where applicable, in order complete the application) 
Total Site Area 
Proposed Total Disturbed Area of the Site sq. ft.
(If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit
(MCGP) with DEP and a Stormwater Management Permit, Chapter 500, with the City of Portland) 
 
IMPERVIOUS SURFACE AREA  

 Proposed Total Paved Area  sq. ft.

 Existing Total Impervious Area sq. ft.

 Proposed Total Impervious Area sq. ft.

 Proposed Impervious Net Change sq. ft. 
 

BUILDING AREA  
 Proposed Building Footprint   sq. ft.

 Proposed Building Footprint Net change sq. ft.

 Existing Total Building Floor  Area sq. ft.

 Proposed Total Building Floor Area sq. ft.

 Proposed Building Floor Area Net Change sq. ft.

 New Building (yes or no)
 

ZONING  
 Existing  

 Proposed, if applicable  
  

LAND USE  
 Existing    

 Proposed  
  

RESIDENTIAL, IF APPLICABLE  
 Proposed Number of Affordable Housing Units  

 Proposed Number of Residential Units to be Demolished  

 Existing Number of Residential Units  

 Proposed Number of Residential Units  

 Subdivision, Proposed Number of Lots  
  

PARKING SPACES  
 Existing Number of Parking Spaces   

 Proposed Number of Parking Spaces  

 Number of Handicapped Parking Spaces  

 Proposed Total Parking Spaces  
  

BICYCLE PARKING SPACES  
 Existing Number of Bicycle Parking Spaces   

 Proposed Number of Bicycle Parking Spaces   

 Total Bicycle Parking Spaces  
  

ESTIMATED COST OF PROJECT   
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General Submittal Requirements – Preliminary Plan (Optional) 
Level III Site Plan 

Preliminary Plan Phase Check list (if elected by applicant) 
Applicant 
Checklist 

Planner 
Checklist 

Number of 
Copies 

Written Submittal Requirements 

    1  Completed application form

    1  Application fees

    1  Written description of project

    1  Evidence of right, title and interest.

    1  Copies of required State and/or Federal permits. 

    1  Written assessment of proposed project’s compliance with applicable 
zoning requirements. 

    1  Written description of existing and proposed easements or other 
burdens. 

    1  Written requests for waivers from individual site plan and/or technical 
standards, where applicable. 

    1  Traffic analysis (may be preliminary, in nature, during the preliminary 
plan phase). 

    1  Written summary of significant natural features located on the site.

    1  Written summary of project’s consistency with related city master plans.

    1  Neighborhood Meeting Material (refer to page 13 of this application.)

Applicant 
Checklist 

Planner 
Checklist 

Number of 
Copies 

Site Plan Submittal Requirements 

    1  Boundary Survey meeting the requirements of Section 13 of the City of 
Portland Technical Manual. 

    1  Preliminary Site Plan Including the following: (*information provided may 

be preliminary in nature during preliminary plan phase): 

     Existing and proposed structures with distance from property line (including location of 
proposed piers, docks or wharves if in Shoreland Zone). 

     Location of adjacent streets and intersections and approximate location of structures 
on abutting properties. 

     Proposed site access and circulation.

     Proposed grading and contours.

     Location and dimension of existing and proposed paved areas including all parking 
areas and vehicle, bicycle and pedestrian access ways. 

     Preliminary landscape plan including existing vegetation to be preserved, proposed site 
landscaping and street trees. 

     Existing and proposed utilities (preliminary layout).

     Preliminary infrastructure improvements (e.g. ‐ curb and sidewalk improvements, 
roadway intersection modifications, utility connections, transit infrastructure, roadway 
improvements). 

     Preliminary stormwater management and erosion control plan. 
 

     Existing significant natural features located on the site (including wetlands, ponds, 
watercourses, floodplains, significant wildlife habitats and fisheries or other important 
natural features listed in Section 14‐526 (b) 1. of the Land Use Code). 

     Proposed alterations to and protection measures for significant natural features 
located on the site (including wetlands, ponds, watercourses, floodplains, significant 
wildlife habitats and fisheries or other important natural features listed in Section 14‐
526 (b)1. of the Land Use Code). 
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     Existing and proposed easements or public or private rights of way. 

 
General Submittal Requirements – Final Plan (Required) 
Level III Site Plan 
Final Plan Phase Check list  (including items listed above in General Requirements for Preliminary Plan,  if 
applicant did not elect to submit for a preliminary plan review) 
Applicant 
Checklist 

Planner 
Checklist 

Number 
of Copies 

Written Submittal Requirement 

    1  Evidence of financial and technical capacity.

    1  Evidence of utilities’ capacity to serve the development. 

    1 
Written summary of fire safety (referencing NFPA fire code and Section 3 of 
the City of Portland Technical Manual). 

    1  Construction management plan.

   

1 

Traffic Plan (if development will (1) generate 100 or more PCE or (2) generate 25 
or more PCE and is located on an arterial, within 1/2 mile of a high crash 
location, and/or within ¼ mile of an intersection identified in a previous traffic 
study as a failing intersection). 

    1  Stormwater management plan.

    1 
Written summary of solid waste generation and proposed management of 
solid waste. 

    1  Written assessment of conformity with applicable design standards. 

    1 
Manufacturer’s verification that HVAC and manufacturing equipment meets 
applicable state and federal emissions requirements.  

 
Final Plan Phase  

    1  
Final Site Plan Including the following 

     Existing and proposed structures on the site with distance from property line (including 
location of proposed piers, docks or wharves if in Shoreland Zone). 

     Location of adjacent streets and intersections and approximate location of structures 
on abutting properties. 

     Proposed site access and circulation.

     Proposed grading and contours.

     Location and dimension of existing and proposed paved areas including all parking 
areas and vehicle, bicycle and pedestrian access ways. Proposed curb lines must be 
shown. 

     Proposed loading and servicing areas, including applicable turning templates for 
delivery vehicles 

     Proposed snow storage areas or snow removal plan.

     Proposed trash and recycling facilities.

     Landscape plan including existing vegetation to be preserved, proposed site 
landscaping and street trees. 

     Existing and proposed utilities. 

     Location and details of proposed infrastructure improvements (e.g. ‐ curb and sidewalk 
improvements, roadway intersection modifications, utility connections, public transit 
infrastructure, roadway improvements).  

     Proposed septic system, if not connecting to municipal sewer. (Portland Waste Water 
Application included in this application) 

     Proposed finish floor elevation (FFE).

     Exterior building elevation(s) (showing all 4 sides).

     Proposed stormwater management and erosion controls. 
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     Exterior lighting plan, including street lighting improvements.. 

     Proposed signage.

     Identification of existing significant natural features located on the site (including 
wetlands, ponds, watercourses, floodplains, significant wildlife habitats and fisheries or 
other important natural features listed in Section 14‐526 (b)1. of the Land Use Code).  
Wetlands must be delineated. 

     Proposed alterations to and protection measures for of existing significant natural 
features located on the site (including wetlands, ponds, watercourses, floodplains, 
significant wildlife habitats and fisheries or other important natural features listed in 
Section 14‐526 (b)1. of the Land Use Code). 

     Total area and limits of proposed land disturbance.

     Soil type and location of test pits and borings.

     Details of proposed pier rehabilitation (Shoreland areas only). 

     Existing and proposed easements or public or private rights of way. 
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PORTLAND FIRE DEPARTMENT 

SITE REVIEW 
FIRE DEPARTMENT CHECKLIST 

 
 
A separate drawing[s] shall be provided to the Portland Fire Department for all site plan reviews. 
 
1. Name, address, telephone number of applicant. 

2. Name address, telephone number of architect 

3. Proposed uses of any structures [NFPA and IBC classification] 

4. Square footage of all structures [total and per story] 

5. Elevation of all structures 

6. Proposed fire protection of all structures 

 As of September 16, 2010 all new construction of one and two family homes are required 

to be sprinkled in compliance with NFPA 13D.  This is required by City Code. (NFPA 101 

2009 ed.) 

7. Hydrant locations 

8. Water main[s] size and location 

9. Access to all structures [min. 2 sides]  

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

 

Some structures may require Fire flows using annex H of NFPA 1 
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CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 
   

Department of Public Services, 
55 Portland Street, 
Portland, Maine 04101-2991 
 

Mr. Frank J. Brancely, 
Senior Engineering Technician, 
Phone #: (207) 874-8832, 
Fax #: (207) 874-8852,  
E-mail:fjb@portlandmaine.gov 

Date:              
  
                                
1. Please, Submit Utility, Site, and Locus Plans.
Site Address:     
(Regarding addressing, please contact Leslie Kaynor, either at 756-8346, or at 
LMK@portlandmaine.gov) 

Chart Block Lot Number:  

Proposed Use: 
Previous Use: 

 
  

S
ite

 
C

at
eg

or
y Commercial 

Industrial (complete part 4 below) 
Governmental 
Residential 
Other (specify)  

 
Existing Sanitary Flows: GPD  
Existing Process Flows: GPD  
Description and location of City sewer, at proposed building 
sewer lateral connection: 

  
  

   
  
Clearly, indicate the proposed connection, on the submitted plans. 

 
2. Please, Submit Domestic Wastewater Design Flow Calculations. 
Estimated Domestic Wastewater Flow Generated: GPD 
Peaking Factor/ Peak Times:  
Specify the source of design guidelines:  (i.e.   “Handbook of Subsurface Wastewater Disposal in Maine,"      “Plumbers and 
Pipe Fitters Calculation Manual,”      Portland Water District Records,     Other (specify) 

Note:  Please submit calculations showing the derivation of your design flows, either on the following page, in the 
space provided, or attached, as a separate sheet. 
 
3. Please, Submit Contact Information. 
Owner/Developer Name: 
Owner/Developer Address: 

 
 

Phone:  Fax: E-mail: 
Engineering Consultant Name:  
Engineering Consultant Address:  
Phone:  Fax: E-mail:

Phone:
 

City Planner’s Name:     

Note: Consultants and Developers should allow +/- 15 days, for capacity status, 
prior to Planning Board Review. 

4.  Please, Submit Industrial Process Wastewater Flow Calculations 
Estimated Industrial Process Wastewater Flows Generated:  GPD 
Do you currently hold Federal or State discharge permits?  Yes

Yes
 No  

Is the process wastewater termed categorical under CFR 40?   No  
OSHA Standard Industrial Code (SIC):  (http://www.osha.gov/oshstats/sicser.html)
Peaking Factor/Peak Process Times:  
 
Note:  On the submitted plans, please show the locations, where the building's sanitary, and process water sewer 
laterals, exit the facility, where they enter the city’s sewer, the location of any control manholes, wet wells, or other 
access points, and the locations of any filters, strainers, or grease traps. 
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Notes, Comments, or Calculations: 
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1. DEVELOPMENT DESCRIPTION 

 

1.1 PROJECT OVERVIEW 

New Yard, LLC proposes to construct, own, and operate a new boat maintenance and repair 
yard within approximately 22 acres of land located prominently along the West Commercial 
Street waterfront.  The project represents an ideal reuse of a former highly industrialized 
property that over the years has fallen into non-use except for some ongoing LP and Natural 
Gas storage and distribution facilities.  The property maintained a prominent role in the City’s 
Waterfront District for well over a century and a half as the Portland Gas Light Company and 
Maine Central Railroad operated active business interests up until at least the 1970’s.  In more 
recent time, the site has been undeveloped except for the ongoing LP/Natural Gas operations. 
 
The proposed project includes multiple buildings to be constructed over two or more phases 
along with new shorefront uses including one or more boat ramps, docks, new or reconstructed 
piers and a travel lift basin.  The applicant’s plans include up to three buildings constructed to 
support the boat maintenance and repair operations.  Additional future buildings are also 
contemplated to support marine related operations including retail/warehouse space, yacht 
brokerage/sales, marine product processing and the potential of large vessel berthing. 
 
The project includes site development activities involving earthwork, grading, shorefront 
stabilization, pier rehabilitation, boat ramps, building construction, utilities and overall site 
stabilization.  This work will be completed cooperatively with the landowners, and in accordance 
with site remedial activities to be accomplished by existing landowners under the State’s 
Voluntary Response Action Program (VRAP). 
 
The following sections provide greater detail regarding the site’s existing conditions and the 
proposed development program. 
 

1.2 SITE OWNERSHIP AND LOCATION 

According to the ALTA/ACSM Survey completed by Owen Haskell, Inc. in May 2012, the 
development site contains multiple parcels as identified in the City of Portland Tax Assessor’s 
maps.  These parcels are more fully described as follows: 
 

TABLE 1 – Land Ownership 

Chart-Block-Lot Owner Description 

59-A-1, 3, 7, 8, 11, 12 Portland Terminal Co. A proposed irregularly shaped collection of 
parcels that will amount to approximately 
9.8 acres of land to be purchased and an 
additional 4.0 acres of land currently under 
option for purchase. 

59-A-2, 5, 9 Northern Utilities, Inc. Consists of two parcels totaling 8.13 acres 
to be leased.  The inland piece contains the 
NGL propane facility and the shoreline 
parcel is generally undeveloped. 
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Figures 1-11 at the end of this section depict the project location on various available resource 
maps.  As shown, the site location is on West Commercial Street just west of the Casco Bay 
Bridge and between Commercial Street and the waterfront.  The combined parcels have 
approximately 1,593 LF of frontage along Commercial Street.  The average lot depth to the 
waterfront is approximately 550-600 ft.  The development site is identified on the U.S.G.S 
Portland West 7.5 Minute Quadrangle Map. 
 

1.3 PROJECT PURPOSE AND NEED 

The proposed project is considered a unique opportunity to transform an underutilized, yet 
prominent property, into water dependent maritime as significantly contemplated within the 
City’s zoning and comprehensive plans.  The project’s community benefits include: 
 

 Enhanced commercial/marine related opportunity and rehabilitation of a deteriorated, 
older industrial property. 
 

 Rehabilitated waterfront including new/renovated pier(s), boat ramp(s) and shoreline 
stabilization. 
 

 Various remedial activities related to recognized environmental conditions on the 
properties will be performed, thus addressing several long standing environmental 
issues. 
 

 Revitalization of an important waterfront property that has excellent access to deep 
water, various utilities, City services, and related shorefront amenities. 
 

 Furtherance of the purposes of the Waterfront Port Development zone as articulated in 
the Land Use Ordinance to “ensure the continued viability of the Port of Portland” by 
limiting use to “those uses which are dependent upon deep water and which contribute 
to port activity”. 
 

 Creation of new buildings and site use consistent with waterfront activities in a gateway 
location along the busy West Commercial Street corridor.  The clean-up of dilapidated 
piers and remnant industrial infrastructure associated with the former Portland Gas 
Works is especially worthwhile. 

 

1.4 EXISTING CONDITIONS 

The site consists of approximately 22.5 acres of land that is composed of four primary areas 
described as follows: 
 
1. Inland Parcel (Map 59A, Lot 2):  Consists of a triangular shaped 3.96 acre area owned by 

Northern Utilities, Inc. (dba Unitil) and occupied by both Unitil and NGL Propane.  This area 
is centrally located within the development site and is accessed from a single entrance off 
Commercial Street, opposite the Beach Street intersection.  This area will continue to 
function as an LP gas distribution facility into the future under a long-term lease agreement.  
This area is also a Transportation Worker Identification Credential (TWIC) secured area that 
is, and will remain, fenced around its perimeter. 
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2. Portland Terminal Parcel (Map 59A, Lots 1, 2, 4, 7, 8, 11 and 12):  This area is irregularly 
shaped and contains frontage along Commercial Street along with the site’s westerly 
frontage.  The site area is approximately 9.8 acres.  Active rail tracks occupy the westerly 
side and those tracks are basically used for deliveries to the Unitil terminal.  Remnant tracks 
remain east of the Unitil driveway, although they are not in use and will be removed as part 
of the project.  Most of the Portland Terminal site is currently undeveloped land.  It is noted 
that the northwest area of this parcel was also the headwater of the original Cumberland 
and Oxford Canal, generally opposite the end of what is now Clark Street.  It is for this 
reason the project’s name has been crafted as Canal Landing New Yard. 

 

3. The Shoreline Parcel (Map 59A, Lots 5, 6, 9 and 10):  This 4.17 acre area is irregularly 
shaped and contains approximately 1,075 LF of waterfront.  The property is generally 
unoccupied although there is an existing gangway that provides access to a remnant pier 
line and dilapidated pilings are located throughout the frontage. 

 

4. The Option Parcel (Map 59A, portion of Lot 3):  This area consists of approximately 4 
acres of Portland Terminal Land to the far west side of the land under consideration.  This 
land includes the active tracks closer to Commercial Street as well as dilapidated pier 
remains along the shorefront.  This area also contains a remnant concrete foundation floor 
slab that previously served as the foundation for a clay storage silo for the paper mills. 

 

In general, the NGL Propane site is operated under a long term lease and is unaffected by the 
proposed boat yard operations.  The gas site contains four structures and ancillary infrastructure 
related to the ongoing LP Gas distribution and storage operations.  Within the fenced operations 
area there are five existing LP Gas storage tanks ranging in size from 30,000 gal. to 60,000 gal.  
These tanks are anticipated to remain in the future. 
 
Although much of the shorefront is currently undeveloped, it continues to contain several 
important features.  Namely, there is an existing 8” transmission line extending from the inland 
site across the shoreline site and under the Fore River to the City of South Portland.  The 
proposed development activities will be designed to maintain adequate horizontal and vertical 
clearances from this active line.  In addition there is an active Combined Sewer Overflow (CSO) 
line extending from the Commercial Street frontage to the shoreline, generally along the easterly 
side of the site. 
 
As previously noted, the Portland Gas Light Company was the primary site occupant for a 
period from around 1850 to the 1970’s.  Historical photographs depicting the breadth of earlier 
development, as well as existing conditions on the site, are contained in the attachments 
following this section. 
 
Existing development in the area includes the following: 
 

 The City of Portland Marine Terminal is located to the east of the site. 
 

 Commercial activity including Nova Seafood and Graybar Electric operate out of 
buildings on the north side of Commercial Street. 
 

 At the far west end of the site the Portland Star Match Co. building lines up opposite the 
site. 
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1.5 ACCESS CONDITIONS 

The site currently has two principal access points, both of which are gate controlled.  At the far 
easterly side the Maine Department of Transportation (MDOT) maintains a locked gate which 
controls access to their maintenance building.  As stated earlier, the NGL Propane site is 
accessed from a driveway located opposite Beach Street on Commercial Street.  For much of 
the property frontage there is ongoing use by area businesses, particularly fisherman and other 
related marine activity for parking vehicles, equipment, etc.  Much, if not all, of this activity is 
unauthorized, even though quite common.  These uncontrolled conditions will cease if the 
proposed project moves forward. 
 
Future site access will consist of the following: 
 

 A new entrance is proposed at the far east end of the property, with this access point 
providing access for both the MDOT’s maintenance building as well as a primary 
entrance into the site. 
 

 The existing NGL Propane entrance will remain and it will be primarily used for 
continued gate-controlled access into the propane facility.  It is noted that during initial 
discussions with City Staff, we understand the City of Portland is currently evaluating the 
installation of a traffic signal at the Beach Street/Commercial Street intersection.  The 
proposed traffic signal is expected to address traffic capacity issues related to turning 
traffic seeking access to the Casco Bay Bridge.  Decisions regarding the use of this 
driveway for development access will be evaluated as more details regarding the City’s 
traffic signal proposal are obtained. 
 

 A future driveway is proposed to the development site’s west side.  This future driveway 
will allow access to future marine related activities within that area of the site. 

 

 Another driveway to be located midway between the gas company driveway and the 
proposed easterly driveway is also under consideration, subject to the proposed traffic 
signal installation at Beach Street. 

 

1.6 SITE UTILITIES 

The site contains numerous active and non-active utility lines.  The primary utilities are identified 
as follows: 
 

 The Portland Water District maintains a 42” sanitary sewer interceptor sewer along the 
site’s entire Commercial Street frontage.  Most of this sewer is located within the site 
within a utility easement.  This District/City also maintains a 24” CSO line that discharges 
out to the Fore River.  This line is located generally opposite Clark Street.  There are no 
sanitary sewer service lines serving the site to the best of our understanding.  A single 
restroom in one of the gas buildings discharge into an onsite septic tank, which we 
assume is routinely pumped out. 
 

 The Portland Water District maintains a 12” water main in Commercial Street, off of 
which it is understood that a 6” water main enters the site to supply domestic service and 
at least one fire hydrant. 
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 Unitil maintains multiple natural gas lines including distribution lines to Commercial 
Street and an 8” gas line that extends underground and below the Fore River to South 
Portland.  It is the applicant’s intent to use natural gas to heat the proposed buildings. 
 

 Power to the site is supplied by Central Maine Power.  An overhead service line feeds 
an onsite transformer which feeds power to the LP gas operations.  CMP also maintains 
a 115 KV underground transmission cable along most of the site’s Commercial Street 
frontage.  The 115 KV line follows the site’s easterly border before extending below the 
Fore River to South Portland. 

 

1.7 TOPOGRAPHY AND DRAINAGE 

Owen Haskell, Inc. has completed a topographic survey of the property.  The site is relatively 
flat with the highest points along the Commercial Street frontage, sloping to the middle of the 
site.  Site elevations along Commercial Street trend down from west to east from elevation 18’ 
(NGVD 1929) to elevation 15’.  The site’s low areas are near elevation 9’-10’ while most of the 
waterfront top of bank is near elevation 12’.  The High Annual Tide Line (HAT) for the Fore River 
is elevation 7.4’ and mean low water is approximately elevation -4.0’.  Owen Haskell, Inc. has 
also completed bathymetric survey data collection and found water depths within 50’ of the low 
water line to be 10’ to 30’.  The Federal Channel is also represented on the project’s preliminary 
drawings and it is generally located 60’ to 120’ off the shorefront.  No activities are proposed 
beyond the Federal Channel line. 
 
Generally speaking, the site’s runoff drains directly to the Fore River via overland flow.  There 
are no drainage systems on site, although there is a closed storm drainage system within 
Commercial Street.  The Commercial Street drainage system ultimately ties into the 42” 
interceptor sewer. 
 
Due to the site’s historic industrial condition much of the surface consists of sand and gravel fill, 
asphalt or otherwise sparsely vegetated ground surface. 
 

1.8 SOILS CONDITIONS 

The site has undergone extensive review related to the environmental conditions associated 
with the previous site uses.  As part of previous soil investigation at the site, over 250 
subsurface explorations including 120 soil borings, 25 test pits, and 107 core penetrometer tests 
have been completed1.  The site’s soil layers are generally characterized as follows: 
 

 10 to 15 feet of sand and gravel fill – there is little to no organic surface layer throughout 
the site. 
 

 5 to 10 feet of salt and sand. 
 

 10 to 40 feet of gray clay identified as the Presumpscot formation. 
 

 30 to 40 feet of dense silty marine sands. 
 

 An undetermined thickness of dense silty sand and gravel identified as glacial till 
overlaying bedrock. 

 

                                                 
1 See Draft Phase 1 Environmental Site Assessment Report by Credere Associates in Section 3.6. 
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Observed soils conditions at the ground surface include fill material containing coal, coal ash, 
clinker, brick, degraded asphalt, and hardened tar comingled with scarified sand and gravel.  
Eroded soils conditions have been observed along the shoreline in and behind the existing 
granite revetment wall and remnant pier areas.  The project’s site development activities include 
restoration and rehabilitation of these areas. 
 
According to various investigation data, depth to groundwater varies from 3 to 7 feet and this 
likely varies with tidal conditions in the Fore River.  Generally speaking, the groundwater flows 
from the northwest to the southeast across the site. 
 

1.9 PROPOSED DEVELOPMENT 

The applicant proposed to redevelop the property in a manner consistent with the WPDZ 
Standards as well as VRAP requirements.  The development program includes the following 
components: 
 
1.9.1 ONSITE 
 
The development involves a cooperative effort between the existing property owners and the 
applicant to complete remedial actions on the site to address recognized environmental 
conditions.  These actions may include excavation and removal, capping or other remedies. 
 
In addition to the remedial activities, the development program includes phased development of 
boat maintenance facilities and future ancillary marine related uses.  Phase 1 and future Master 
Plan development activities are summarized as follows: 
 
Phase 1 – Will Include: 
 

 Site clearing, stabilization and general clean-up. 

 Construction of a 19,200 SF tension fabric building for storage and boat maintenance 
operations.  (See building images in Attachment C). 

 Construction of concrete boat ramps along shorefront.  One at the east end of the site and 
the second towards the west. 

 Establishment of yard areas and surfaces for heavy equipment travel lift trucks, and boat 
storage repair.  (Repair and maintenance often takes place outside, particularly if the vessel 
is large and does not fit into a building.  Boats that are out of the water for the winter season 
all need to have work done on them to prepare them for re-launching.) 

 Installation of utilities for initial building use as well as future phase activities. 

 Rehabilitation of former pier pilings for use as part of a new dock system along the 
waterfront.  Custom Floating docks are proposed to tie into the existing system of pilings 
and dolphins located along the waterfront. 

 A 28’ x 30’ wood framed single story structure is proposed as an office space for a yacht 
brokerage operation.  The building and display of vessels are proposed along the 
Commercial Street frontage.  In accordance with Section 14-320(1)(a) the yacht brokerage 
is considered a permitted conditional use. 

 The location of a 1,500 ton dry dock. 
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 A travel lift basin to be constructed of sheet piling within the westerly shoreline.  The travel 
lift basin will allow larger vessels to be removed from the water for repairs and maintenance. 

 
Future Development – May Include: 
 

 Construction of a 11,200 SF tension fabric building for boat repair operations including 
painting and fiberglass work. 

 Construction of a 21,000 SF metal framed structure that will include more boat repair space, 
operations areas and administrative support area.  The intent is to have building linkage 
between the Phase 1 tension fabric building and the Future Phase operations building, thus 
allowing ease of access for employees, etc. and improving efficiency and work planning.  
These Future Phase structures also reflect the relocation of these business functions from 
their current location at 58 Fore Street. 

 Continued expansion of the yard area and surface for boat storage and repair. 

 Construction of ancillary systems including boat wash areas with water recycling systems, 
peripheral stormwater systems, landscaping and overall site stabilization 

 The applicant is considering many unique design measures, including, but not limited to: 

o Roof water collection and recycling 

o Photovoltaic energy production 

o Boat wash collection and recycling systems 

 Marine retail and warehouse space within up to 30,000 SF in one or two buildings located in 
the easterly Commercial Street frontage.  The current Master Plan depicts two structures 
located each side of the existing 24” CSO sewer line. 

 Construction of a parking area containing 80-90 parking spaces along the Commercial 
Street frontage just east of the existing NGL Propane entrance off Commercial Street. 

 Marine related uses, including, but not limited to, seafood processing and storage within one 
or more structures to be located on the site’s far westerly side. 

 Large vessel berthing alongside and within the rehabilitated pier area on the westerly end. 
 
It is the applicant’s intent to show these future activities on the project Master Plan; however, 
Site Plan and Conditional Use approvals are only being sought for the Phase 1 activities.  It is 
understood that additional approvals will be required for those future phase activities.  To better 
visualize the development activities with respect to various viewsheds, TFH Architects has 
prepared a computer simulation model of the site.  A few select images accompany this 
submission in Attachment D.  A full simulation presentation will be provided at the workshop 
meeting. 
 
1.9.2 OFFSITE 
 
Site access is proposed via Commercial Street as well as from the Fore River.  A primary site 
entrance is proposed at the site’s far easterly frontage.  This entrance will be shared with the 
MDOT for their occasional access to a maintenance building.  This primary access is proposed 
during Phase 1 development. 
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The Development Team understands that the City of Portland is currently considering the 
installation of a traffic signal at the intersection of Beach Street and Commercial Street.  If 
installed, this signal will also benefit the existing NGL Propane driveway, which is to continue in 
use into the future.  This gate is a security gate and not open to the public.  Boat yard use of the 
existing NGL Propane driveway is currently undetermined, as it is necessary for the applicant’s 
traffic consultants (Gorrill-Palmer Consulting Engineers) to review and coordinate with City 
representatives regarding the specifics of the proposed traffic signal installation. 
 
Future site access is also contemplated from a driveway to be placed at the far westerly 
Commercial Street frontage, generally opposite the Star Light Match Co. building complex.  
Again, placement of this driveway requires coordination with the City’s plans for the Beach 
Street signal.  Finally, the applicant is interested in an entrance off Commercial Street, slightly 
east of the Beach Street intersection.  This entrance would be primarily used for the future 
marine retail/warehouse in a manner to provide separation of these patrons from the operations 
of the boat yard, and off hour security. 
 

1.10 LAND ORDINANCE REVIEW 

1.10.1 OVERVIEW 
 
The property currently lies within the City of Portland Waterfront Port Development Zone 
(WPDZ).  Within the WPDZ district the following uses are permitted or conditioned: 
 
Permitted Uses 
 

 Marine repair services and machine shops 

 Tug boat, fire boat, pilot boat and similar services 

 Boat repair yard 
 
Conditional Uses 
 

 Marine products, wholesaling and retailing 

 Boat storage facilities excluding rack storage 

 Seafood processing 

 Seafood packing and packaging 

 Off-street parking lots, excluding parking structures 
 
The following dimensional requirements apply in the WPDZ District: 
 

Dimensional Standard Requirement 

Minimum Lot Size None 

Minimum Frontage None 

Front Yard Setback None 
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Dimensional Standard Requirement 

Side Yard Setback None 

Rear Yard Setback None 

Setback from Pier Line 5 feet for structures 

Maximum Lot Coverage 100% 

Maximum Building Height 45 feet/65 feet above mean sea level 

 
In accordance with Section 14-318.5 (no adverse impact on marine uses) the following 
statements support the project intentions: 
 
 Criteria 1 – The proposed nonwater-dependent use will not displace an existing water-

dependent use. 
 

Supporting Evidence:  In fact the proposed project is a water dependent use and it is not 
displacing any existing water related use. 

 
 Criteria 2 – The proposed use will not reduce existing commercial vessel berthing spaces. 
 

Supporting Evidence:  In fact the project includes measures to improve and increase 
commercial vessel berthing space as the project activities contemplate pier rehabilitation 
and the installation of berthing spaces for vessels including tug boats or similar sized 
vessels. 

 
 Criteria 3 – The proposed nonwater-dependent use, structure or activities, including but not 

limited to access, circulation, parking, dumpsters, exterior storage or loading facilities, and 
other structures, will unreasonably interfere with the activities and operation of existing 
water-dependent uses or significantly impede access to vessel berthing or other access to 
the water by water-dependent uses. 

 
Supporting Evidence:  The proposed uses are water-dependent and do not interfere with 
any existing water dependent uses or activities on the site. 

 
 Criteria 4 – The siting of a proposed nonwater-dependent use will substantially reduce or 

inhibit existing public access to marine or tidal waters. 
 

Supporting Evidence:  The project is not nonwater-dependent and it will not reduce or inhibit 
existing public access to marine or tidal waters.  It is expected that waterfront access will be 
improved as a result of the installation of a proposed boat ramp(s) and floating dock 
facilities. 

 
1.10.2 SHORELAND ZONING 
 
The site is located within the 250’ Shoreland Zone that extends from the High Annual Tide Line.  
The City of Portland adopted Shoreland Zoning provisions on August 15, 2011 which have later 
been amended by the MeDEP under Department Order #56-2011 which states as its primary 
condition: 
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1. Chapter 14, Article III, §14-449(c)(2), shall be amended in its entirety to read as follows: 
 

“The clearing or removal of vegetation standards of this section shall not apply to the 
following zones:  EWP, WCZ, WPD, WSU, B-3, B-5 (see below), B-5b, B-6, B-7, I-L 
(south and east of I-295) and I-M zones (south and east of I-295), except that the 
following standards do apply to these zones: 
 
a. Within a strip extending 75 feet inland from the normal high-water line, there shall be 

no cleared opening or openings, except for approved construction, and a well-
distributed stand of vegetation shall be retained. 

b. Selective cutting of no more than 40% of the trees 4.5 inches or more in diameter, 
measured at 4 ½ feet above ground level, is allowed in any 10-year period, as long 
as well-distributed stand of trees and other natural vegetation remains. 

 
Additionally, the clearing of vegetation standards of §14-449(c) apply to the portion of 
the B-5 Zone that includes the following parcels of land (map/lot):  200/E001, 201/A001, 
200/D008.” 

 
The applicant is currently reviewing these requirements with Department officials as we 
contemplate actions necessary under the VRAP requirements as well as other related site 
activities.  The applicant has requested the MeDEP’s consideration that the terms of the 
Shoreland Zoning Act allow for construction of a structure (“Anything built for support… of goods 
or property of any kind.”) within the Shoreland Zone and that this approved construction 
supersedes the tree clearing restriction. 
 

1.11 TRAFFIC 

The proposed project will not result in significant impacts to the surrounding street system.  The 
project’s Phase 1 and Phase 2 conditions will result in fewer than 100 new peak hour trips.  
Gorrill-Palmer Consulting Engineers have completed a preliminary analysis of traffic conditions 
and their findings will be forwarded under separate cover.  The applicant will work with City 
representatives regarding the Beach Street/Commercial Street traffic signal to better understand 
its impact on site access.  At this time, a full Traffic Impact Study or Traffic Movement Permit is 
not contemplated. 
 

1.12 NATURAL FEATURES 

The development site does not contain any significant natural features including wetlands, 
vernal pools or other protected resources, except for the vegetation currently subject to 
Shoreland Zoning provisions.  The site has been developed for a period greater than 150 years 
and there is generally no land area that hasn’t been disturbed or otherwise developed.  DeLuca-
Hoffman Associates, Inc. has contacted various resource agencies regarding the site’s potential 
to contain significant wildlife habitat, historic or archaeological resources.  Findings from each of 
the agencies are contained in Section 4 of this application submission. 
 

1.13 APPROVAL REQUIREMENTS 

The following permits are anticipated: 
 

 City of Portland Planning Board Level III Site Plan Approval 

 City of Portland Building Permit(s) 
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 MeDEP Natural Resource Protection Act (NRPA) 

 City of Portland Delegated Review of the Site Location of Development Act (SLDA) 

 MeDEP Voluntary Response Action Program (VRAP) 

 U.S. ACOE Water Quality Certification/Federal Channel Review 

 State of Maine Submerged Lands Lease 

 Harbor Commissioner’s Review 

 

1.14 ATTACHMENTS 

Attachment A – Existing Site Photographs 

Attachment B – Figures 1-11 

Attachment C – Building Elevations/Floor Plans and Tension Fabric Building Details/  
 Model Simulations 

 
 



 

 
 
 
 
 
 
 
 
 
 

ATTACHMENT A 
 

Existing Site Photographs 



 

DH 
DeLUCA-HOFFMAN ASSOCIATES, 
INC. 
CONSULTING ENGINEERS 
778 MAIN STREET, SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL.  207-775-1121 
FAX:  207-879-0896 

   

Existing Site Photographs 
Canal Landing – Portland, Maine 

Photos Taken 03-22-12 by Steve Bushey, P.E. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PHOTO 1 – Easterly Shorefront 

PHOTO 2 – PanAm Property 
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PHOTO 3 – Existing Granite Revetment 
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PHOTO 1 – Dilapidated Pier Remains 

PHOTO 2 – Easterly End Pier 
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PHOTO 3 – Dilapidated Pier 

PHOTO 4 – Riprap Stabilized Shorefront – Unitil Parcel 
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PHOTO 1 – View from the North 

PHOTO 2 – View from Bridge Onramp 
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PHOTO 3 – Existing Gas Tanks 

PHOTO 4 – View from Casco Bay Bridge 



 

DH 
DeLUCA-HOFFMAN ASSOCIATES, 
INC. 
CONSULTING ENGINEERS 
778 MAIN STREET, SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL.  207-775-1121 
FAX:  207-879-0896 

   

Existing Site Photographs 
Canal Landing – Portland, Maine 

Photos Taken 07-24-12 by Steve Bushey, P.E. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PHOTO 5 – View from Casco Bay Bridge 
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2. TECHNICAL AND FINANCIAL CAPACITY 

 

2.0 TITLE, RIGHT AND INTEREST 
 
The applicant currently has a Purchase and Sale Agreement with Portland Terminal Company 
to purchase property as evidenced by the agreement contained in Attachment A to this section.  
The applicant also has a Lease Option Agreement with Northern Utilities, Inc. (dba Unitil) for a 
period of 50 years as evidenced by the documents contained in Attachment B to this section. 

 
2.1 TECHNICAL CAPACITY 

The applicant has assembled a highly qualified team of professionals to plan, permit, and 
develop construction documents for the project.  The Team is working under the direction of Mr. 
Phineas Sprague, Jr. as Project Developer and Mr. Robert Flight, Representative of the Owner. 
 
The Team services will be provided by the following companies and their respective team 
leaders. 

 
2.2 CONSULTANT TEAM 

Civil Engineer Stephen R. Bushey, P.E. 
DeLuca-Hoffman Associates, Inc.  
778 Main Street, Suite 8 
South Portland, ME  04106 
(207) 775-1121 – Work (207) 879-0896 – Fax  
(207) 756-9359 – Cell 
sbushey@delucahoffman.com  

Surveyor John Swan 
Owen Haskell, Inc. 
390 US Route 1, Unit 10 
Falmouth, ME  04105 
(207) 774-0424 – Work (207) 774-0511 – Fax  
jswan@owenhaskell.com  

Architect Ryan Senatore 
TFH Architects 
80 Middle Street, 2nd Floor 
Portland, ME  04101 
(207) 775-6141 – Work  (207) 773-0194 – Fax  
RJS@TFHArchitects.com 

Attorney Peter Plumb 
Murray Plumb & Murray 
75 Pearl Street 
Portland, ME  04104 
(207) 773-5651 – Work  (207) 773-8023 – Fax  
pplumb@mpmlaw.com  

mailto:sbushey@delucahoffman.com
mailto:jswan@owenhaskell.com
mailto:pplumb@mpmlaw.com
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Landscape Architect Shelley Brunelle 
Mohr & Seredin 
18 Pleasant Street 
Portland, ME  04101 
(207) 871-0003 – Work  (207) 871-1419 – Fax  
sbrunelle@mohrseredin.com  

Geotechnical Tim Boyce 
S. W. Cole Engineering 
286 Portland Road 
Gray, ME  04039 
(207) 657-2866 – Work  (207)657-2840 
TBoyce@SWCole.com  
 

Environmental Rip Patten 
Credere Associates, LLC 
776 Main Street 
Westbrook, ME  04092 
(207) 828-1272 – Work  (207) 887-1051 – Fax  
rpatten@crederellc.com  

Structural Engineering Roger Gagnon 
Gagnon Engineering 
10 Solomon Drive 
Gorham, ME  04038 
(207) 839-8085 – Work  
roger@gagnonengineering.com  

Traffic Engineering Thomas Gorrill 
Gorrill-Palmer Consulting Engineers, Inc. 
15 Shaker Road 
Gray, ME  04039 
(207) 657-6910 – Work  (207) 657-6912 – Fax 
tgorrill@gorrillpalmer.com  

 
2.3 EXPERIENCE OF PROJECT TEAM 

The team of consultants retained by developer has expertise and experience in the design of 
similar commercial projects.  Resumes of key personnel for development team can be provided 
upon request.   
 
The applicant also has significant experience in the development and management of large 
commercial projects having managed Portland Yacht Services at 58 Fore Street for many years. 
 

2.4 FINANCIAL CAPACITY 

The applicant has the means at its disposal for financing the proposed Canal Landing New Yard 
project as evidenced by the accompanying letter from Norway Savings Bank contained in 
Attachment C.  Ultimately, the developer has the capacity to complete the project and will 
provide additional information as part of the Final Plan submission. 

 

mailto:sbrunelle@mohrseredin.com
mailto:TBoyce@SWCole.com
mailto:rpatten@crederellc.com
mailto:roger@gagnonengineering.com
mailto:tgorrill@gorrillpalmer.com
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2.5 CONSTRUCTION COST ESTIMATE 

A breakdown of the preliminary project cost for Phase 1 includes the following: 
 

 Phase I Site work $300,000 to $500,000 includes demolition 

 Structures <$1 million 
 
These values are considered preliminary and approximate and are subject to change as 
building design and project layout is refined. 
 

2.6 ATTACHMENTS 

Attachment A – Purchase and Sale Agreement with Portland Terminal Company 
 
Attachment B – Lease Option Agreement with Northern Utilities, Inc. 
 
Attachment C – Letter from Norway Savings Bank 
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ATTACHMENT C 
 

Letter from Norway Savings Bank 
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3. CONFORMITY WITH APPLICABLE DESIGN STANDARDS 

 
The following statements are made in accordance with the City of Portland Code of Ordinances, 
Chapter 14 Land Use, Article V Section 14-526. 

 

3.1 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 improved access 
locations off Commercial Street.  Based on the limited intensity of use, the project is 
expected to have an insignificant impact on traffic in the neighborhood, particularly 
if/when the traffic signal is installed at the Beach Street intersection by the City. 

 
2. Access and Circulation: 

 
a. Site Access and Circulation. 

 
(i) The development provides access via Commercial Street.  Gate controlled 

access will be provided at each end of the property and ample turning movement 
is provided at each street entrance.  Internal circulation has been reviewed and 
designed to accommodate the typical use of semitrailers and boat trailers.  
 

(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) The site layout has been configured to accommodate the typical movements of 

large boat delivery vehicles and access to the boat ramps. 
 

c. Sidewalks. 
 

(i) The applicant is requesting a waiver to provide a sidewalk along the property 
frontage. 
 
In accordance with Sec 14-506 of the City Code, the applicant is requesting a 
waiver of the provisions pertaining to the construction of curb and sidewalk based 
on the following conditions which exist for the boatyard site.   
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Of the six waiver criteria pertaining to sidewalks, the following two exist: 
 
1. There is no sidewalk in existence or expected within 1,000 feet and the 

construction of sidewalks does not contribute to the development of a 
pedestrian oriented infrastructure. 
 

2. A safe alternative walking route is reasonably and safely available, for 
example, by way of a sidewalk on the other side of the street that is lightly 
traveled.  Although Commercial Street is not lightly traveled, there is a 
sidewalk extending the full length of the site frontage on the north side of 
Commercial Street. 

 
With respect to the five criteria pertaining to curbing, the following two exist: 
 
1. The costs to construct the curbing, including any applicable street opening 

fees and repairs, is expected to be in excess of 5% of the overall Phase 1 
project costs. 
 

2. Runoff from the development site or within the street does not require curbing 
for stormwater management. 

 
3. Access and Circulation: 

 
a. The development contains no residential uses therefore Public Transit access is not 

applicable. 
 

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. 
 

4. Parking: 
 

a. Location and Required Number of Vehicle Parking Spaces: 
 
(i) The applicant is providing parking for their employees within the boat parking 

area around the site.  The applicant is seeking flexibility to move vehicular 
parking around the site to meet variable vessel parking demand therefore no 
specific vehicular spaces are identified on the initial phase plans. 
 

(ii) The applicant has not prepared a TDM strategy as it is not applicable to the 
intended uses. 

 
(iii) The applicant proposes the amount of parking which is appropriate for the 

anticipated uses of this site. 
 

(iv) Parking spaces and aisles have been designed to meet the dimensional 
requirements of the Technical Manual. 

 

(v) Vehicle and vessel parking areas have been designed to withstand site 
conditions. 
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b. Location and Required Number of Bicycle Parking Spaces: 

 
(i) The applicant is requesting a waiver of the bicycle parking requirements based 

on the site use. 
 

c. Motorcycles and Scooter Parking: 
 
(i) The applicant is requesting a waiver of the motorcycle/scooter parking 

requirements based on the site use. 
 

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. 
 

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 however there are a moderate 

amount of trees meeting preservation thresholds under the Shoreland Zoning 
vegetation management provisions.  The applicant is currently seeking guidance 
from the MeDEP regarding the preservation of trees on the property. 
 

(ii) Not applicable 
 

(iii) Not applicable 
 

(iv) The applicant will request a waiver from this standard. 
 

b. Site Landscaping. 
 

(i) Landscaped Buffers: 
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(a) There are no service or loading areas observable from nearby sidewalks or 
residential properties. 
 

(b) The development is not subject to zoning setbacks or buffering requirements. 
 

(c) Not applicable.  
 

(ii) Parking Lot Landscaping: 
 
a) thru d) The applicant will be requesting a waiver of the parking lot 

landscaping standards based on site use. 
 

3. Water Quality, Stormwater Management and Erosion Control: 
 

a. Stormwater: 
 

(i) The site’s runoff conditions are primarily self contained and runoff sheets to the 
Fore River; therefore, issues related to offsite or downstream flooding are not 
applicable. 
 

(ii) All stormwater runoff is proposed to discharge to the Fore River. 
The project will not adversely impact adjacent lots or the City street system. 

 

(iii) All stormwater runoff is proposed to discharge to the Fore River. 
The project will not adversely impact adjacent lots or the City street system. 
 

(iv) All stormwater runoff is proposed to discharge to the Fore River. 
The project will not adversely impact adjacent lots or the City street system. 

 
b. The Stormwater Management Plan will meet the requirements and goals stated in 

Section 5 of the Technical Manual. 
 

c. The project is not located in a watershed of an urban impaired stream as listed by 
the MeDEP. 

 

d. N/A 
 

e. The project is serviced by both a public wastewater system and public water supply 
systems.  Activities associated with the site’s VRAP are intended to address 
recognized environmental conditions and improve ground water quality.  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 project flows. 

 
(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. 
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b. The applicant will coordinate with utility representatives for the continuation of 
easements related to utility infrastructure crossing the site. 
 

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

Controlled access into the interior parking spaces has been designed into the site 
plan through the use of emergency ready gates.  Certain aspects of the site including 
the LP Gas distribution area will continue to be a TWIC controlled access. 
 

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

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

3. Availability and Adequate Capacity of Public Utilities: 
 
a. The applicant will secure letters from all applicable utilities stating their ability to 

serve this project.  The project will require new utility service infrastructure to serve 
the new buildings. 
 

b. All on site electrical lines will be underground. 
 

c. All new utility infrastructures will meet the provisions of the Technical Manual. 
 

d. The project will require a new service connection to the sewer system that crosses 
the site. 

 

e. The sanitary sewer collection system will be designed to meet all applicable sections 
of the Technical Manual. 

 

f. Not applicable. 
 

(d) Site Design Standards. 
 

1. Massing, Ventilation and Wind Impact: 
 
a. The bulk, location and height of the proposed building will have been designed to not 

result in adverse impacts to abutting properties.  The elevations depicting building 
massing are enclosed in the site plan package. 
 

b. HVAC venting is proposed to be directed to the building roof and directed away from 
public spaces. 
 

2. Shadows: 
 
a. The development is located in the WPDZ Zone and this standard is not applicable. 

 
3. Snow and Ice Loading: 
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a. The proposed buildings 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. 
 

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

c. There are no known archaeological resources on the site except for the location of 
the former Cumberland and Oxford Canal.  There are no known aspects of the Canal 
visible at the site.  The applicant will seek guidance from Planning Staff as to any 
additional investigation that may be warranted for this element of 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 
WPDZ Zone.  All HVAC and mechanical equipment is proposed to be mounted on the 
roof, or otherwise ground mounted and concealed from nearby properties. 
 

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. 

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

 
(ii) Proposed commercial signage is still being designed and subject to a condition of 

approval. 
 

(iii) 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 within the WPDZ and zoning related design standards are not 
applicable. 
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4. CONTACT WITH STATE AND LOCAL AGENCIES 

 

4.1 OVERVIEW 

DeLuca-Hoffman Associates, Inc. has contacted the following agencies regarding the presence 
of significant wildlife habitat, historic or archeological resources on the properties: 
 

 Maine Historic Preservation Office 

 Maine Natural Areas Program 

 Maine Department of Inland Fisheries and Wildlife 

 U.S. Fish and Wildlife Services 
 
DeLuca-Hoffman Associates, Inc.’s letters to and the responses received from each agency are 
contained in Attachment A to this section.  Generally, there are no significant wildlife habitats on 
the property.  The Maine Historic Preservation Office (MHPO) has provided background 
regarding the site’s historic uses.  Additional discussion will take place with MHPO as part of the 
MeDEP Natural Resources Protection Act (NRPA) process and the team expects to work 
closely with the landowners, City representatives and MHPO regarding the property’s historic 
features. 
 

4.2 ATTACHMENTS 

Attachment A – Correspondence with State and Local Agencies 
 



 

 
 
 
 
 
 
 
 
 
 

ATTACHMENT A 
 

Correspondence with State and Local Agencies  



 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 LANDSCAPE PLANNING 

   

 
 
April 5, 2012 
 
 
Mr. Earle Shettleworth, Jr. 
Maine Historic Preservation Commission 
55 Capitol Street 
State House Station 65 
Augusta, Maine 04333 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Mr. Shettleworth: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 
Our office is interested in determining if there are any areas within the site with historical, architectural, 
or archeological significance as defined by the Natural Preservation Act of 1966. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 
SRB/smk 
 
Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-HPC-Shettleworth.doc 











 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 
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SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
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April 5, 2012 
 
 
Ms. Lisa St. Hilaire, Assistant Ecologist 
Maine Natural Areas Program 
17 Elkins lane 
93 State House Station 
Augusta, Maine 04333 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Ms. St. Hilaire: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 

We are requesting your review to determine if your Department has information concerning possible rare, 
endangered, or registered critical areas which may be impacted by the project.  DeLuca-Hoffman 
Associates, Inc. is aware of the fee structure used by the Natural Heritage Program and asks that you 
invoice our office with your response. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 

SRB/smk 
 

Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-Conserv-St.Hilaire.doc 













 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
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April 5, 2012 
 
 
Mr. Steve Walker 
Department of Inland Fisheries & Wildlife 
State House Station 41 
284 State Street 
Augusta, Maine 04333 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Mr. Walker: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 

Our office is contacting you to determine if your Department has information regarding possible location 
of any special or significant wildlife or fisheries habitats which might be impacted at the site.  Your 
prompt reply to this inquiry is appreciated. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 

SRB/smk 
 
Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-IFW-Walker.doc 
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April 5, 2012 
 
 
Mr. Mark McCollough 
Endangered Species Specialist 
U. S. Fish and Wildlife Service 
1168 Main Street 
Old Town, Maine 04468 
 
Subject: Proposed Commercial Development at 554 West Commercial Street 
  Portland, Maine 
 
Dear Mr. McCollough: 
 
DeLuca-Hoffman Associates, Inc. has been retained by the developers of a proposed commercial project 
in the vicinity of 554 Commercial Street in Portland, Maine.  The development site consists of all or 
portions of Lots 2, 3, 5, 6, 7, 8, 9 and 10 as identified on the City of Portland Tax Map #59.  The site area 
will be about 15 acres.  The development site is located along the Fore River waterfront in Portland and 
has historically contained numerous development activities including the former Portland Gas Works, rail 
yard and industrial development among other things.  The proposed development will include new 
construction across most of the approximately 15 acre site.  There may also be activities along the 
immediate waterfront including a marine travel lift basin and boat ramp.  Seasonal piers and floating 
docks are also contemplated. 
 
The following figures, which depict the location of the project, have been enclosed with this letter: 
 

Figure 2 – USGS Topographic Map Figure 8 –Soils Map 
Figure 3 – Tax Map Figure 9 – Sand and Gravel Aquifer Map 
Figure 4 – Zoning Map Figure 10 – Surficial Geology Map 
Figure 5 – Aerial Plan Figure 11 – NWI Map 
Figure 7 – Flood Map  

 

Our office is contacting you to determine if your Department has information regarding possible location 
of any special or significant wildlife or fisheries habitats which might be impacted at the site.  Your 
prompt reply to this inquiry is appreciated. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
Stephen Bushey, P.E. 
Senior Engineer 
 

SRB/smk 
 

Enclosures 
 
R:\3091\Admin\Correspondence\Agency Letters\3091 2012.04.05 Me-Interior-McCollough.doc 
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