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May 12, 2015 

 
Ms. Jeanie Bourke 
City of Portland 
389 Congress Street 
Portland, ME 04101 
 
 
RE: House Island, Level II Site Plan for Replacement of an Existing Access Ramp 
 0 House Island, Casco Bay  
 Record Owner:  Three Palms Design Build, LLC 
 Assessor’s MBL:  110-A-1 
 
 
Dear Jeanie: 
 
Please find a Level II Site Plan Application for the replacement of a  ± 26’ x 68  linear foot riprap 
boat ramp on the west shore of House Island in Casco Bay.  The access ramp has been in continuous 
seasonal use since House Island was transferred to private ownership by the Cushing Family in 1954.  
Lot 1 on House Island is owned by Three Palm Design Build, LLC who is working with local site 
and marine contractor, Lionel Plante Associates (LPA) operating from Peaks Island requiring 
material deliveries for on-going renovation projects on the island.  The owner proposes to rebuild the 
boat ramp access without expansion (vertically or horizontally) in accordance with the provisions of 
the City of Portland Zoning and the State of Maine DEP Permit-By-Rule Replacement of Structure 
provisions (Section 4) of the Maine Natural Resources Protection Act.  The NRPA allows for the 
replacement of an existing structure in a coastal wetland that has been in place and functioning as 
intended within two years of the replacement request.  Please note that House Island (Tax Map 110, 
Lot 2) is home to Fort Scammel and the fort lot is under separate ownership.  The ramp is located in 
close proximity to the existing pier on the island within Lot 1 as shown on the City of Portland Tax 
Map 110. 
 
We understand that House Island was granted historic status in January of this year by the Portland 
City Council and will be eligible for listing on the National Register of Historic Places.  While the 
designation does not prevent development on the island, we acknowledge that it increases the 
scrutiny during planning application process.  No additional changes to island landscape or structures 
are proposed as part of this application. 
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The existing all-tide ramp is on the westerly shore of the island at the northerly end adjacent to the 
existing buildings.  Please refer to the enclosed existing conditions site photograph.  Replacing the 
rip-rap ramp with commercial-grade cured precast concrete planks by the same manufacturer that 
provided the 4’x18’x8” planks that the City installed landing on Cushing Island is preferable over 
continuing to utilize the compressed stone ramp.  The purpose of the proposed site improvement is to 
provide the island owners with a rugged, long-term all-tide ramp access to the island for equipment 
and supply delivery.  The ramp is functionally water dependent use and is allowed by the City 
Zoning.  The site is subject to a Level II review due to its location within the Shoreland Zone.  
 
Zoning 
The ramp site is located mostly seaward of the City of Portland I-B (Island Business) Zone. Wharves, 
piers, docks or landing ramps are allowed uses within the I-B Zone.  The ramp is located both above 
and below Normal High Water within the 250’ Shoreland Zone.  Activities within the Shoreland 
Zone require a Level II review.  The site is located in an area that has been identified as a Resource 
Protection Area by the City.   
 
Available resource information indicates that House Island is identified as a Sea Bird Nesting Island.  
The northerly half of House Island where the ramp is located is also designated as Maine DEP Tidal 
Wading Waterfowl Habitat.  Booth habitat areas are regulated by the Maine Department of 
Environmental Protection as NRPA habitat being subject to Maine DEP NRPA Ch. 335 Significant 
Wildlife Habitat Regulations affecting activities in, on, over or adjacent to areas identified as 
significant habitat.  The ramp area is also located adjacent to eelgrass beds identified and mapped by 
the State of Maine. 

 
I-B, Island Business Zone-Division 12.1  
Lot 1 on House island is located within the I-B, Island Business Zone that has previously provided 
guest services such as weddings, hiking and Fort explorations, lobster bakes, etc.  The site uses are 
consistent with the permitted uses within the I-B Zone per Section 14-223 of the City Zoning 
Ordinance.  The site is subject to (b) Shoreland and Flood management regulations of Division 26 
and/or 26.5.  Per FEMA Flood Insurance Rate Map Community Panel # 0014B, 07/16/1986 the 
proposed ramp is located within a VE Zone (Base Flood Elevation 12) defined as an area of 100-year 
coastal flooding with velocity (wave action).  The ramp to be replaced is an existing structure that 
does not cause flooding conditions on the island. 
 
The site work is limited to the excavation of existing stone via equipment on a barge on tracked 
equipment operating in the inter-tidal zone during periods of low tide only.  The stone will be 
excavated to a depth of ±24” followed by the installation of a geotextile fabric, a 16” layer of filter 
stone wrapped in the cloth and placement of 4’x18’x8”commercial grade precast ramp planks. The 
existing stone will be reset 4 LF on either side of the new planks to provide a smooth transition to 
existing grade.  The majority of the work is located seaward of Highest Annual Tide (HAT El.= 7.3± 
NGVD).  No building or utility changes are proposed as part of the ramp replacement. 
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Shoreland Zone-Division 26 Shoreland Regulations 
The proposed ramp replacement does not contribute to water pollution or permanently interfere with 
fish, bird or other habitat areas.  Per Section 14-449 Land Use Standards the following criteria are 
met 
 
(a)Principal and accessory structures: 

(a)1.bPrincipal and accessory structures in the I-B requires no setback. Not applicable 
no building alteration or construction is proposed. 
(a)2 The plans are based on the available public information and a GPS located 
shoreline by environmental and soils consultant Albert Frick Associates performed 
for the former island owner.  A waiver from the Standard Boundary Survey is 
requested. 
(a)3 Lowest Floor elevations…of all buildings…shall be elevated at least one foot 
above the 100-year flood plain elevation.  Not applicable.  No building changes are 
proposed as part of the ramp replacement project. 
(a)4 …stairways or similar structures may be allowed with a permit…to provide 
shoreline access.  Not applicable.  No new shoreline access structures are proposed. 

 (b)Piers, docks,…and other structures and uses extending over or below the normal 
high water f water body or within a wetland: 

1. The access is existing.  No erosion or other signs of soils that are not 
appropriate for the continued ramp use are apparent. 
2. The proposed ramp replacement is an existing structure and use and does not 
interfere with a natural beach area 
3. the existing and replacement ramp does not adversely affect fisheries. 
4. The ramp replacement will not exceed the limits of the area (horizontally or 
vertically) of the existing ramp. 
5. The structure is a replacement only requiring review by NRPA Permit By 
Rule (PBR) and a Maine Programmatic General Permit (PGP) from the Army Corps 
of Engineers. 
6. No new structure is proposed.  The ramp is a replacement and requires direct 
access to the water an operational necessity. 
7. Not applicable.  The ramp is not a residential structure. 
 
 

 (c ) Clearing or removal of vegetation. 
 1. Per the City of Portland GIS Viewer, the site is not located in a resource 

protection zone. 
2. Not applicable – exemption from standards for certain zones.  No vegetation 
removal is proposed as part of this ramp replacement application. 

  3. Not applicable.  No timber harvesting is proposed. 
 4. Not applicable.  No vegetation removal is necessary or proposed. 
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 (d) Erosion and Sedimentation Control Plan 
(d)1 A written ESC Plan has not been prepared for the project as the majority 
of the work is located below HAT and will be performed during periods of 
low-tide when the intertidal area containing the existing ramp area is exposed. 

 (e) Soils 
No adverse environmental impacts, severe erosion or improper drainage is 
anticipated as part of the ramp replacement project.  A soils report is not 
required for non-intensive uses. 

 (f) Water quality 
No water deposit/discharge is associated with the proposed site 
improvements. 

 (g) Archaeological Sites 
The ramp is an existing structure that will remain in use.  The island was recently 
identified as a historic place by the City.  At this time the island in not listed on the 
National Register of Historic Places for Cumberland County, Maine.  The access 
replacement does not include extensive excavation and is not a significant contributor 
to the historic character of the island. 

 (h) Installation of public utility service 
   Not applicable.  No public utility services are proposed. 
 (i) Essential services 
   Not applicable.  No services are proposed. 
 (j) Roads and driveways. 
   Not applicable.  No changes are proposed. 
 (k) Parking areas 
   Not applicable.  No changes are proposed. 
 (l) Septic waste disposal 
   Not applicable.  No changes are proposed. 
 (m) Stormwater runoff 
 The ramp replacement is primarily seaward of Highest Annual Tide and does 

not increase or affect the natural runoff pattern on the site.  The ramp planks 
will be laid to match the existing grade.  No runoff control systems are 
proposed as part of this project. 

(n) Agriculture 
 No agricultural uses are associated with or proposed as part of the ramp 

replacement. 
 
Summary of Site Burdens 
After reviewing the current property deed Mohr & Seredin in-house research indicates that the island 
and lot is subject to restrictions set forth in a deed from the United States of America to Stanley R. 
Pettengill, Cumberland County Registry of Deeds 2182/53, June 4, 1954 as follows: 
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1.“…excepting and reserving that portion of the described premises comprising of a 
plot of land 40’x40’ with House Island light as its center…together with a perpetual 
easement for ingress and egress from said plot of land over the premises…for the 
purpose of maintaining, operating, removing or replacing said light… 
2. “…Pursuant to the provisions of Executive Order 9908, December 5, 1947, 
all uranium, thorium and other materials determined to be peculiarly essential to 
Section 5(b)1 of the Atomic Energy Act of 1946…are hereby reserved for the use of 
the United States together with the rights of the United States…at any time to enter 
upon the land and prospect for, mine, and remove the same…” 
 
Per House Island Ventures, LLC warranty deed to Three Palms Design Build, LLC, 
September 30, 2014 as follows: 
3. “…Together with and subject to a right warranted in perpetuity for access to 
and use of the two beaches located at the center of House Island… 

 
Please note that the aforementioned restrictions and access rights (1-3, above) do not represent the 
results of a formal title search prepared by a legal entity. 
 
Waivers 
A separate written summary of waivers is enclosed in this submittal package. 
 
Consistency with Related City Master Plans 
We reviewed the selection of available City Master Plans and did not find that the proposed site work 
to be in conflict with any published vision for House Island.  A review of the City Comprehensive 
Plan and maps indicates that the current use and zoning remains I-B (Island Business) as shown on 
the Future Land Use Map. 
 
Environmental Quality Standards 
In accordance with the provisions of Section 14-526(b) the proposed replacement ramp we offer the 
following information regarding provisions for addressing environmental concerns. 
 1. Preservation of significant natural features. 
  No significant natural features are located within the House Island ramp location that  
  has been in place and utilized for ±100 years. 
 2. Landscaping & Landscape Preservation. 

The ramp replacement has been designed to limit the duration and quantity of site 
disturbance and does not include the removal of any existing shrubs or trees.  Work is 
limited to the existing ramp location only. 

No adverse environmental impacts are associated with the proposed site improvements. 
 
Construction Management  - 
The site disturbance is limited to the removal of 24” of stone, placement of geotextile fabric and filter 
stone followed by the installation of the precast concrete boat ramp planks.  No erosion controls are 
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proposed because the majority of the work is located seaward of highest annual tide within the 
intertidal zone.  The work will be facilitated by equipment operating within the intertidal zone or 
from a barge during periods of low-water only.  Hand placement of the filter fabric is necessary prior 
to placing the 16” layer of filter stone. 
 
Delivery of material (stone fill, gravel, concrete planks, etc.) will be facilitated by Lionel Plante 
Associates.  All material will be stockpiled, if necessary, inland from the 25’ resource setback in an 
existing storage yard area in accordance with the provisions of the Maine DEP.  The work area is 
limited to the 26’ x 72’ area shown on the enclosed site plan. 
 
The estimate of probable cost for the site work is $30,000.00, we have determined that the fee due to 
the City is as follows:  $25.00/First $1,000 value and $11.00/thousand for additional work = $344.00. 
 
The proposed ramp replacement will be funded by the owner from their personal resources.  The 
replacement has been designed by a licensed professional and the ramp planks are a custom design to 
be manufactured by Precast of Maine.  The shop drawings that will be created prior to ordering the 
planks will be stamped by a professional engineer as is the industry standard. 
 
Please review this project application submission and notify us of any questions or issues.  We look 
forward to working with you on this site improvement project. 
 
Sincerely, 
 
 
Stephen B. Mohr, ASLA 
Licensed Maine Landscape Architect 
Mohr & Seredin Landscape Architects, Inc. 
 
enc. 
 
cc: Three Palms Design Build, LLC 
 Lionel Plante Associates 
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Waivers Requested 

1. We respectfully request a waiver from the Site Plan Submittal Checklist for a Stormwater 
Management and Drainage Plan prepared in accordance with the City of Portland Technical 
Manual Section 5-Portland Stormwater Management Standards and Maine DEP Ch. 500 
Stormwater Management.  More specifically, Section 5.11C.a …”the following development 
proposals shall be required to submit a Stormwater Management Plan…Level II Site Plans, 
except single and two-family  homes.” 

The site plan, while considered a Level II due to its location within the Shoreland Zone, is 
limited to the replacement of an existing boat ramp and will not exceed the dimensions 
(horizontally or vertically) of the existing structure.  The ramp material will be changed from rip 
rap to (18’ x 4’) precast concrete planks.  Construction methods include removal of 24” of 
existing stone to a width of 26’, installation of a geotextile fabric wrapped around 16” of filter 
stone prior to placement of the 8” thick precast planks.  The planks will be connected to each 
other via stainless hardware to prevent migration.  No Significant grading is required for this 
project and no changes are being made in the runoff pattern  No change to the stormwater flow 
or quantity is anticipated due to the proposed site improvements. 

2. We respectfully request a waiver from the Site Plan Submittal Checklist item requiring a 
Life Safety Plan prepared in accordance with Section 3 of the Technical Manual.  The ramp 
replacement is an exterior site improvement that does not affect the existing uses of the buildings 
or site.  Access and egress to the buildings on Lot 1 at House Island is not affected by the 
proposed ramp replacement. 

3. We respectfully request a waiver from the Site Plan Submittal Checklist requiring copies 
of the building floor plans and a grade elevation for the existing building.  The proposed ramp 
replacement does not affect or involve any of the existing buildings on the island. 

4. We respectfully request a waiver from a number of the plan requirements for a Standard 
Boundary Survey required per Section 13 of the Technical Manual.  The site is an island with 
clear visual boundary.  The island is divided into two lots that are identified in the current and 
previous deeds for the island.  The ramp replacement is located mostly seaward of the Highest 
Annual Tide elevation and is not subject to any resource or building setbacks. 

The specific Standard Boundary Waivers requested per 13.2 Level I site Alteration, II and III 
General Standards as follows: 

 #8  Zoning and District Boundaries* 
 #9  Flood Zone Statement* 
 #10  Required Zoning Setbacks for Site (Shoreland Only*) 
 #11  Existing and Proposed Grading Contours at 2’ Intervals* 
 #19-25  Existing infrastructure location (sewer, water, electric, curb lines, etc.) 
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 #28  City Vertical Datum Notation of NGVD 1929 is used or manhole rim  
   elevation data is used for all information shown on plan. 
 #29  All plans shall state the Official City of Portland Benchmark used as  
   supplied by the Public Services Engineering Division Archivist. 

#30 Distances , bearings, and angles shall be shown on the survey…, shall tie 
the property into the nearest accepted street line and be tied into the 
established City of Portland survey monuments or record survey data at 
the Public Services Engineering Archives. Ties shall be considered and 
inverse line with a bearing and distance to the nearest second and 
hundredth foot. 

#32 Street Status.  The status of the street shall be show; i.e. Accepted City 
Street, Continued Paper Street, Discontinued City Street… 

 Not Applicable – no City streets or other are located on House Island. 
  
 *Please note that while the applicant proposes non-submittal of a formal Standard 

Boundary Survey the asterisk indicates that the element is shown on the enclosed 
Existing Conditions and/or Site Plan.  Information was gathered via available public 
resources and an on-site resource review by Albert Frick Associates for a previous 
owner. 

5. We respectfully request a waiver from the Site Plan Submittal Checklist requiring an 
exterior lighting plan prepared in accordance with Section 12 of the of the Technical Manual.  
No changes to the existing lighting are proposed as part of the proposed site activities.  Site 
activities are limited to ramp replacement no additional lighting. 

6. We respectfully request a waiver from the Portland Fire Department Site Review Fire 
Department Checklist submittal requiring a separate drawing indicating proposed structure uses 
(NFPA and IBC classification), structure elevations and proposed fire protection measures 
including a code summary referencing NFPA 1 and fire department technical standards since the 
work is limited to exterior site improvement consisting of a boat access ramp. 

7. We respectfully request a waiver from the City of Portland Wastewater Capacity 
Application review.  The applicant is not proposing any changes to the existing wastewater 
system on Lot 1 at House Island.  All work on the site is limited to the replacement of the 
existing boat ramp. 
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Attachment 1 

Reference:  Portland East, USGS Quadrangle 
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Maine DEP NRPA—PBR 
EXISTING CONDITIONS SITE PHOTOGRAPH 
House Island—Three Palms Design, LLC 

Reference:  Photograph by S. Mohr, Mohr & Seredin Landscape Architects, April 2015, Low Tide Conditions. 
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