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June 24, 2015   J14.067 

Barbara Barhydt 
Development Review Manager 
Planning and Urban Development Department 
Planning Division 
389 Congress Street, 4th Floor 
Portland, Maine  04101 

 Motherhouse Senior Housing 
605 Stevens Avenue and Walton Street 
Motherhouse Lot 3 - Level III Site Plan Review and Subdivision Application Submission 
 (CBL 136 E006001, 143 F004000, 144 B001000) 

Dear Barbara: 

On behalf of Motherhouse Associates LP and Sea Coast at Baxter Woods Associates, LLC we are pleased 
to submit a Subdivision and a Level III Site Plan Application for the redevelopment of the Motherhouse 
for staff and Planning Board review.  The applications are being submitted pursuant to the Portland Land 
Use Code Articles IV Subdivision and Article V Site Plan review, respectively.  

Enclosed are one (1) hard copy of the following materials and Site Plans and PDF copies on an attached 
CD-Rom: 

 Cover Letter

 City of Portland LIII Preliminary and Final Site Plans Development Review Application

 Site Plan/Subdivision Application Fee (Submitted separately)

 Exhibit 1 – Right, Title & Interest

 Exhibit 2 – Context Map

 Exhibit 3 -  USGS Quad Locus

 Exhibit 4 -  Assessors Maps

 Exhibit 5 -  Compliance with Zoning

 Exhibit 6 -  Easements & ROWs

 Exhibit 7 – Waiver Requests

 Exhibit 8 -  Financial and Technical Ability

 Exhibit 9 – Traffic Analysis

 Exhibit 10 – Soils

 Exhibit 11 – Construction Management Plan

 Exhibit 12 – Agency Letters - Natural Areas

 Exhibit 13 – Consistency with Master Plans

 Exhibit 14 – Utility Serviceability Letters

 Exhibit 15 – Lighting
 Exhibit 16 – Stormwater Management and Erosion & Sedimentation Control

 Exhibit 17 – Metro Map
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1. INTRODUCTION & BACKGROUND:

Motherhouse Associates, LP and John B. Wasileski representing Seacoast at Baxter Woods 
Associates, LLC are proposing to redevelop the historic St. Joseph’s Convent and surrounding 
grounds into a senior living community.  The property, located off Stevens Avenue and Walton 
Streets contains 18.98 acres including the Catherine McAuley High School and fields, St. Joseph’s 
Convent and St. Catherine’s residence hall. The highlight of the proposed plan is the re-purposing of 
the historic former St. Joseph’s Convent “Motherhouse” into 88 affordable and market rate senior 
apartments and common areas. 

The overall project was presented to and received a positive recommendation from the Planning 
Board to amend the zoning district from R5 to R5A and is currently before the Council for a formal 
final Map Amendment.   

As the Board and Staff are aware, the Lot 3 Motherhouse development is being pursued by the 
applicant for a Maine State Housing - Low Income Housing Tax Credit (LIHTC) and Department of the 
Interior Historic Tax Credit (HTC) Financing. This project aligns directly with the City’s affordable 
housing initiative and policies and will result in the re-purposing of one of the historic gems of the 
City which has for years laid fallow.  The timelines for the financing applications have required that 
the Motherhouse site plans be submitted in advance of the full project master plan.  However the 
applicants are committed to furthering the site master plan for the additional site development on 
Lot 4 subsequent to a successful permitting process for Lot 3.  

Our design team includes: 

 Licht Environmental Design, LLC – Project Manager

 Carroll Associates – Master Planning and Landscape Architecture

 Fay, Spofford  & Thorndike – Civil Engineering

 Archetype, PA –Architecture

 Maine Traffic Resources – Traffic Assessment

 Titcomb Associates – Surveying

2. MOTHERHOUSE LIII SITE PLAN AND SUBDIVISION REVIEW:

The scope of this application is for the Motherhouse re-development and specifically includes:

a. Level III Site Plan approval in accordance with Article V Section 14-523(f);

b. Overall 4-Lot Master plan Subdivision Review pursuant to Article IV Section 14-495;

c. Sectional Recording Plat – Motherhouse Lot 3 subdivided into 88 apartment units.

The applicant will follow through with a Master Development Plan Application for the development 
of the Lot 4 Senior Housing campus following the Motherhouse permitting process.  The two lots as 
well as the McAuley High School Lot 1 and St. Catherine’s Lot 2 will share to a degree, common 
facilities, utilities, access and parking.  Easements have been provided and listed on the subdivision 
plans where required. 

3. EXISTING CONDITIONS AND ZONING

A.   Zoning:  The 18.98 acre property is currently located within the R5 - Medium Density Residential 
District. The anticipated re-zoning will result in portions of the campus remaining in R5 (Lots 1 
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and 2) and portions of Lots 3 and 4 within the R5A Zone.  Both multifamily and congregate 
uses are now permitted in the R5A Zone. 

B. Existing Uses:  As stated earlier the campus includes the Motherhouse and what is known as the 
“Smith Wing” - the northern addition to the Motherhouse,  McAuley High School and St. 
Catherine’s Residence Hall.  This application does not change the use of the high school or St. 
Catherine’s.  The Motherhouse, once home to scores of nuns, has been vacant for years except 
for minimal use as administrative offices or use of the chapel by the McAuley students and staff.  
However the Smith Wing has and will continue to be used as administrative offices as part of 
McAuley High School including approximately 5-6 parking spaces outside of that wing.   

C.   General Conditions and Parking:  The overall campus contains the McAuley High School and 
associated athletic fields and parking, St. Catherine’s residence hall and the Motherhouse and 
includes several shrines amongst the maintained gardens and grounds. The eastern side of the 
site is occupied by the school athletic fields and a wooded wetland located at the eastern edge 
of the site below the fields.  Wetlands were delineated by Hampton Associates in the spring of 
2015. The main access to the campus is currently from Walton Street with secondary lesser 
access from Stevens Avenue through two driveway gates of which one is normally closed.  A 
main parking lot for approximately 100 cars exists adjacent to the McAuley High School and 
parking is interspersed throughout the site totaling approximately 155 spaces+/-.  Additional 
formal parallel parking is available, but not normally used, on Stevens Avenue. The pavement 
conditions vary on-site from good to poor depending on the site location.   Refer to the Existing 
Conditions Plan – Sheet C1 for additional site information. 

D. Existing Buffers, Landscaping and Visual Quality: The Motherhouse and campus in general 
contain a large number of mature hardwood and softwood specimen trees as well as several 
shrines and garden grotto areas associated with its past history as a convent.  The project will 
save and protect as many trees as possible (see Tree Preservation Plan).  The views from Stevens 
Avenue are muted and screened to a large degree by a thick hedge along with the ornate fence 
along the entire length of the Stevens Avenue property line.  However the majestic prominence 
of the Motherhouse and gold dome enhance the character of the neighborhood providing a 
sense of place and prominence as such an historic building and grounds should.  

Views from Baxter Woods are also well buffered even from the very near the fence line which is 
actually on the campus property.  Walton Avenue offers a framed view of the internal athletic 
fields, the Motherhouse and the Smith Wing. St. Catherine’s is a proud building representing 
period architecture and buffered by a ring of mature hardwood trees. 

What may not be apparent to most visitors to the site is that the McAuley campus property 
extends 33 feet beyond the chain link fence demarking the apparent southern property line to 
the actual property line.  This McAuley Campus property is for all practical purposes part of 
Baxter Woods and includes the side trail used by the public near the fence line.  This strip is part 
of a 66-foot wide road reserved by Mayor James Baxter in the 1908 deed to the Roman Catholic 
Bishop Corporation (Exhibit 1).  The applicant will provide covenants and restrictions on the use 
of this significant wooded buffer to maintain its natural state and not be developed subject to 
any rights the City of Portland has over future use of that right of way. 
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E.   Unique Natural Areas:  We have contacted the Maine Department of Inland Fisheries and the 
Maine Natural Areas Program  requesting a review of their respective databases for rare or 
unique habitat or plants on the property.  Responses will be forwarded to the Planning 
Department when received.  The City of Portland does not list any rare or unique areas on the 
property.  The wooded 33-foot right of way at the edge of Baxter Woods will be preserved. 
(Refer to Exhibit 12 for agency request letters.) 

F. Utilities and CSO’s:  Existing water (domestic and fire main), sanitary sewer, stormdrainage, 
electric/communications and natural gas utilities are available in both Stevens Avenue and 
Walton Streets.  The Motherhouse water and natural gas services are from Stevens Avenue.  
Electric service is currently provided from an overhead pole line into the site from Walton Street 
to a pole mounted transformer behind the Smith Wing and into the rear (east side) of the 
building.  There is minimal site lighting on the property.  

A large above ground fuel oil tank is located at the rear (west) side of the building which will be 
removed.  

Sanitary sewer discharges into a common 8-Inch sanitary main to the northeast of the Smith 
Wing of the Motherhouse which runs to the east then north to a connection in Walton Street.  A 
recent video analysis of that main suggests that the majority of the line is of PVC piping and in 
good condition.  However the last section of pipe to the east of St. Catherine’s into Walton 
Street was found to be old transite and VCT pipe (assumed circa 1910+/-) which will have to be 
removed and replaced. 

The design team has met with the City Engineer and reviewed both stormwater and combined 
sewer overflow (CSO) systems in the vicinity and down gradient of the site.  Although Walton 
Street, the receiving trunk line, has been separated to beyond the site sanitary connection, that 
main discharges in the collector main in Forest Avenue  which is not yet separated.  Therefore 
the site is considered to discharge to a CSO system.   

The Motherhouse contains a series of gutters and roof drain downspouts which are believed to 
originally connect below grade to the foundation footing drains and eventually to the building 
sewer as was the practice 100 years ago.  Some of the roof downspouts have deteriorated or 
been disconnected at the building drip edge.  The proposed building rehabilitation will connect 
all roof drains to drip edges and to a storm drain system reducing or “separating” the flows to 
the Walton and Forest Avenue CSO system.  Refer to Proposed Development - Section E 
discussion below for proposed utilities. 

4. PROPOSED DEVELOPMENT - MOTHERHOUSE LOT 3

For the purpose of the 4 -Lot campus Subdivision Application and the Level III Site Plan Application, the 
project description will refer primarily to the proposed Motherhouse Lot development.  Refer to the 
attached Exhibits and accompanying Site Plans and Architectural Plans for detailed site information. 

A. Motherhouse Rehabilitation: The Motherhouse is a 4-story structure and will be re-developed 
into 88 senior apartment units.  The breakout will include 66 affordable units and 22 market rate 
units.  There will be a mix of 68 studio and 20 single bedroom apartments. The mix of units is 
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based both on current demands on similar projects throughout Maine and on the metrics of the 
internal design of the building.  As a former convent the structure has wide hallways, common 
areas, grand stairways and the stunning three story chapel complete with stained glass 
windows, alter and a grand organ.  The basement level contains a former kitchen & dining area, 
utility areas, elevator and two internal/external  courtyards.  The northern courtyard is 
accessible from the outside rear of the building and is completely paved . The southern 
courtyard is in disrepair and is accessed through the rear overhead door utility entry. (See 
Architectural Plans and Existing Condition Plan.  

The Motherhouse and the Smith Wing are, for the purposes of the sale of the property 
proposed as condominium Unit 1 and Unit 2 respectively, of the McAuley Place Condominium. 
The formal Declaration of the condominium would be prepared and recorded following the 
closing on the property. 

As an historic building1, all design and construction work and materials will conform to the 
Department of the Interior standards for rehabilitation and preservation under the Historic Tax 
Credit review process. The applicant and architects, Archetype, PA have been working closely 
with the historic preservation officer to facilitate appropriate design standards for the building 
and site. 

The project will retain the Chapel in its current condition and does not anticipate any 
renovations to the attic space. The Smith Wing, while connected to the Motherhouse is 
functionally separated and is not a part of the proposed Site Plan review application. 

Externally the building has no formal ADA access, with most doorways being raised one-half 
story over the daylight basement and stone plinth base of the building.  Grades drop nearly  
5 feet from the ceremonial front facing Stevens Avenue to the rear entry – exposing daylight 
windows at half story height.  The rear of the building contains a two story porch and a free 
standing car port which will be razed. 

Functionally, the project will make a dramatic change in the entry to the building.  The main 
entry and parking lot will be from the rear or west side of the building under the existing porch.  
The front central doorway and two side entrances will be used by residents as secondary 
entrances with keyed or similar security system employed.  The two end doorways on the east 
elevation (towards Stevens Avenue) will become part of new units and possibly closed off.  

It is anticipated that most mechanical units will be on the rear roof areas and will not be visible 
from Stevens Avenue.  Final design of these systems will proceed commensurate with final 
architectural plans.  

B. Site Layout and Circulation:  Lot 3 contains 4.39 acres and includes approximately 330 of 
frontage on Stevens Avenue and a 50-foot access to Walton Street.  The existing parking lot 
entrance off Walton Street will be re-designed as a two lane boulevard with curbing and a 
center landscaped island.  The design will include a more organized circulation and parking 
striping pattern for the existing McAuley parking lot and a designated two-way entry onto the 

1
 The Motherhouse is eligible but not however listed on the National Register of Historic Places. 
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new campus access drive.  The main access corridor will serve as the future “spine” for access to 
the future Lot 4 development and will be 22 feet wide and paved.  The access drive will loop to 
the south side of the building where it becomes one way in from Stevens Avenue.  The existing 
paved  ceremonial “loop” on the Stevens Avenue (front) side of the building will have a one-way 
in at the south gate and one way out at the north gate and be signed for right-turn only.  Access 
to the north side of the building (Smith Wing and side door) will be two-way from the new main 
access drive from Walton Street and one way from Stevens Avenue.  Additional parking will be 
added on the south and north sides of the building. (Refer to the Site Plan.) 

 Existing paved areas around the Motherhouse will be either ground and re-shimmed to meet 
new grades, box cut to provide new base material and pavement or turned into landscaped 
areas (See Layout & Materials Plan.) Curbing will be minimized to provide more of a campus feel 
as it exists today and used sparingly at intersections, as required for drainage and against 
walkways. 

Lot 3 will provide 73 parking spaces (64 regular spaces and 9 handicap spaces) for a ratio of 0.83 
spaces per unit.  The plan will provide approximately 82 spaces at the McAuley HS lot. Refer to 
the Site Plan for site and parking tables. 

The proposed Lot 3 site plan will not result in the loss of any existing playing fields.  There will be 
some minor construction directly adjacent to the west side of the field complex for construction 
of the new access drive and utilities which will have only a short term impact. 

C. Pedestrian and Bicycle Circulation:  The site design will provide new paved and concrete/paver 
walkways to create a strong pedestrian connection to Walton Street and to Stevens Avenue 
from the new west side entrance as well as from other doorways. Internal connections between 
McAuley HS, St, Catherine’s and the Smith Wing will continue to be used and enhanced as 
shown on the plans to provide a walk able campus.  Several sections of former walkways near 
the athletic fields which conflict with the new site design will be removed and landscaped.  

Twelve external bicycle racks will be provided and space for 24 bicycles provided internally in a 
secured room.  (Refer to Site Plan.) 

D. Mass Transit Connections:  The site sits uniquely in a location serviced by the metro bus service. 
There are metro stops on Stevens Avenue and nearby on Forest Avenue a short walk from the 
site.  Typical senior facilities find that a portion of residents do not own cars and those who do in 
an urban or semi-urban setting rely heavily on mass transit and walking for their day to day 
activities. (See Metro Map, Exhibit 17.) 

E. Utilities: The existing utilities are dated and will be upgraded with new services. (Refer to 
Exhibit 14 for Letters of Serviceability and flow projections.) 

1. Natural Gas – to be provided from Stevens Avenue.
2. Water – A new fire and domestic service will be connected from Stevens Ave. to the

building.  The applicant is working with Portland Water District to review best options
for servicing Lot 4 from the new main as well.

3. Sanitary Sewer – The existing sanitary sewer main located at the rear (west) side of the
building will be maintained, a new manhole installed and the older sections replaced to
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the connection with Walton Avenue.  The applicant has submitted the Wastewater  
Capacity Application and supporting flows to the Department of Public Services for 
review with estimated flows of 6,776 gallons per day of water/wastewater projected for 
the Motherhouse development.   

4. Electric/Communications – Two options for providing electric service are being
considered with Central Maine Power Company (CMP). The first is to eliminate the
entire existing overhead pole line from Walton Street and provide an underground
service to a three - phase transformer located at the west side of the
Motherhouse/Smith Wing.  The second option is to leave the existing pole line up to
pole #179.3 behind the Smith Wing and drop into an underground service and
transformer and into both buildings.  The selected option will be determined with
further review with CMP. Refer to the Utility Plan.

F.  Site Lighting:  The project will provide site lighting fixtures along the new entrance drive from 
Walton Street and within the proposed parking and pedestrian areas around the 
Motherhouse.  Refer to Exhibit 15 for lighting cut sheets and the Site Plan and Landscape and 
Lighting Plan for light fixture locations.  The design intent is to provide subtle safety lighting 
and to not over-illuminate the site.  Building lighting will be limited to external doorways and 
will be reviewed for historic compatibility through the HTC review process.  Refer to the 
Landscape and Lighting plan for light fixture locations. 

G. Solid Waste Management:  The Motherhouse will not require a formal dumpster.  Residents will 
be required to bring trash and recyclable materials to a dedicated waste management room 
located on the lower level of the Motherhouse for sorting into roll-away bins which will be 
rolled to the back drive at the north courtyard and picked up by a waste hauler.  The facility will 
contract with a licensed waste hauler for pick up and disposal. 

H. Stormwater Management and Erosion & Sedimentation Controls:  Refer to Exhibit 16 for a 
discussion of Stormwater Management and Erosion Controls.  A Stormwater Management 
report prepared by FST is bound separately and accompanies this submittal. 

I. Landscaping and Buffers:  The approach to the landscape plan for the project has been to 
preserve as many of the existing mature trees on site and provide supplemental infill where 
appropriate.  Carroll Associates has performed an inventory of the existing trees on-site and 
prepared a Tree Preservation Plan, Sheet L1.0.  The new and reconstructed parking and access 
drives have been laid out to respect the existing trees, landscaping and gardens to the greatest 
extent possible. There will be no impact to buffers to Baxter Woods from the Motherhouse 
development. 

Proposed landscaping will be consistent with and compliment the style of the existing campus 
with simple planting beds to enhance the west side and east corners of the building and 
proposed trees spaced around the building and parking.  The new entry off Walton Street will 
require the removal of several trees at the north edge of the property which will be replaced 
with center island plantings and trees.  The main access drive will be defined by an allay of trees 
as one enters the site where currently there is stark pavement to create a formal entry 
statement to the site.  Refer to the Landscape and Lighting Plan for additional details.  



   

    
 

  

Page 8 of 8 
      35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 

 J. Easements:  Refer to the Overall Subdivision Plan, Sheet C2 for existing and proposed 
easements.  The proposed Motherhouse development will require cross-easements with Lots 2 
and 4 for sewer and drainage.  Additionally any required shared parking and access easements 
between the lots will be provided and added to the plans prior to final approvals.  

 
 K. NFPA-1 and Fire Safety Code Review: The project architects, Archetype, PA, will provide a fire 

safety code review under separate cover and forward to the Planning Department for review. 
the design team will also review site fire access and safety with the Fire Chief. 

 
5.   SUMMARY: 
 
In summary we believe that the proposed Lot 3 Motherhouse Level III Site Plan and Overall Subdivision 
plans meet the requirements of the Portland Land Use Code  - Subdivision Article IV and Site Plan Article 
V.  The project will both preserve a significant landmark in the City and provide affordable housing for 
the residents of Portland in a unique setting. 
 
We look forward to meeting the Planning Board on July 14th. In the meantime our project team remains 
available to meet with staff to review the application in further detail or to provide any additional 
information if required. 
 
Sincerely, 

 
Frederic (Rick) Licht, PE, LSE 
Principal 
 
Encl: As Noted 
Cc: (via email - PDF copy) 
 John Wasileski; Sea Coast at Baxter Woods Associates, LLC 
 Sister Lindora Cabral; Sisters of Mercy of the Americas Northeast Community, Inc. 
 Daniel Justynski: Sisters of Mercy of the Americas Northeast Community, Inc. 
 Dennis Keeler; Pierce Atwood, LP 
 Matt Teare; C/O Sea Coast at Baxter Woods Associates, LLC 
 David Haynes; RLA; Seacoast Management Company 
 Kevin Bunker; Motherhouse, LLC  
 Ron Epstein; Jensen, Baird, Gardner & Henry   
 Natalie Burns; Jensen, Baird, Gardner & Henry 
 Pat Carroll; Carroll Associates, Landscape Architects 
 Andrew Johnston; Fay, Spofford &Thorndike 
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Right, Title & Interest  

 





















































































































Source Deeds 
St. Joseph’s Convent and Hospital 

 
1. Administrator’s Deed of Charles W. Goddard, et al. to Saint Joseph’s Convent and Hospital by 
dated July 18, 1884 and recorded in the Cumberland County Registry of Deeds in Book 479, 
Page 327. 
 
2. Deed of James Augustine Healy to St. Joseph’s Convent and Hospital, dated April 29, 1882 
and recorded in said Registry of Deeds in Book 486, Page 322. 
 
3. Deed to St. Joseph’s Convent and Hospital from Charles W. Goddard, et al., dated October 25, 
1882 and recorded in said Registry of Deeds in Book 494, Page 178. 
 
4. Deed to Saint Joseph’s Covent and Hospital from Timothy P. Linnehan, dated April 12, 1883 
and recorded in said Registry of Deeds in Book 496, Page 71. 
 
5. Deed to St. Josephs Convent and Hospital from Manns Boyce, dated October 3, 1889 and 
recorded in said Registry of Deeds in Book 563, Page 275. 
 
6. Deed to St. Joseph’s Convent and Hospital from the Roman Catholic Bishop of Portland, 
dated January 6, 1898 and recorded in said Registry of Deeds in Book 698, Page 426. 
 
7. Deed to St. Joseph’s Convent and Hospital from the Roman Catholic Bishop of Portland, 
dated January 11, 1898 and recorded in said Registry of Deeds in Book 698, Page 427. 
 
8. Deed to St. Joseph’s Convent and Hospital from James P. Baxter, dated March 10, 1908 and 
recorded in said Registry of Deeds in Book 821, Page 57. 
 
9. Deed to St. Joseph’s Convent and Hospital from St. Elizabeth’s Roman Catholic Asylum, 
dated August 20, 1941 and recorded in said Registry of Deeds in Book 1649, Page 160.  
 
10. Deed to St. Joseph’s Convent & Hospital from Roman Catholic Bishop of Portland, dated 
August 20, 1941 and recorded in said Registry of Deeds in Book 1652, Page 357. 
 
11. Deed to St. Joseph’s Convent and Hospital from Saint Joseph’s Academy and College for 
Women, dated July 20, 1971 and recorded in said Registry of Deeds in Book 3181, Page 454 and 
re-recorded in Book 3205, Page 118. 
 
12. Deed to Saint Joseph’s Convent and Hospital from Joseph W. Finney, dated July 13, 1977 
and recorded in said Registry of Deeds in Book 4067, Page 310. 
 



State of Maine

Department of the Secretary of State
I, the Secretary of State of Maine, certify that according to the provisions of the

Constitution and Laws of the State of Maine, the Department of the Secretary of State is the legal
custodian of the Great Seal of the State of Maine which is hereunto affixed and of the reports of
formation, amendment and cancellation of certificates of limited partnership and annual reports filed
by the same.

I further certify that MOTHERHOUSE ASSOCIATES LP is a duly formed limited
partnership under the laws of the State of Maine and that the date of formation is September 17, 2014.

I further certify that said limited partnership has filed annual reports due to this
Department, and that no action is now pending by or on behalf of the State of Maine to forfeit the
certificate of limited partnership and that according to the records in the Department of the Secretary
of State, said limited partnership is a legally existing limited partnership in good standing under the
laws of the State of Maine at the present time.

In testimony whereof, I have caused the Great
Seal of the State of Maine to be hereunto affixed.
Given under my hand at Augusta, Maine, this
ninth day of June 2015.

Authentication: 4583-020 - 1 - Tue Jun 09 2015 13:19:35
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USGS Quad Locus  

 



  REFERENCE :  USGS Portland West Quad., 7.5 Minute Series, 1978 
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Assessors Maps  
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Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 5 
COMPLIANCE WITH ZONING 

The applicant is seeking a zone change from R5 to R5A over portions of the campus.  Text amendments 
to the R5A zone were approved by the City Council on June 15, 2015.  The map amendment is 
anticipated to be approved on July 6th.  The project will be in compliance with all zoning requirements. 

Following are the site data standards demonstrating compliance with applicable standards for the 
Motherhouse Lot 3.  Refer to the Site Plan and Overall Subdivision Plan for zoning and zone line 
locations as proposed. 

SITE DATA TABLE 

STANDARD 
REQUIRED 

PROVIDED 
R5 R5A 

MIN. LOT AREA 9000 SF 2 AC 4.35 AC 
MIN. FRONTAGE (FT) 50 50 380.2 

MIN. YD. DIMENSIONS (FT.) 
A. FRONT YD. 20 25 130.4 
B.  REAR YD. 20 25 80 
C. SIDE YD. 14 16 36.4 

MAX. LOT COVERAGE 40% 30% 30,677 SF   (16.0%) 
MIN. LOT WIDTH (FT.) 90 60 304 

MAX. STRUCTURE HEIGHT (FT.) 35 55 58 (EXISTING) 
MIN. OPEN SPACE  (SF/DU) 300  (PRUD) (2.) 200 373 

    (SF) 17,600 32,863 

NOTES: 
1. R5 LOT AREA/DU = 4500 SF WITH 250 FT. FRONTAGE & 6000 SF. WITH <250 FT. FRONTAGE
2. NO OPEN SPACE REQUIREMENT R5 FOR NON-PRUD MULTIPLEX.
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        Exhibit 6 
Easements and ROW’s 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 6 
EASEMENTS AND RIGHTS OF WAYS 

Existing Easements: 

The existing site contains a 33-foot right of way easement  along the southern property line deeded in 
1908 by James Baxter as part of a 66 foot wide paper street.  The applicants will preserve that right of 
way as a natural buffer subject to any rights or interests the City may have in the right of way.  
Alternatively the applicant may approach  corporation counsel to discuss the opportunity to extinguish 
that entire right of way. 

The site is subject to an overhead utility line easement to service the Motherhouse. 

Proposed Easements: 

As a 4-lot subdivision and master planned site, cross-easements are typically required for shared 
utilities, access, stormwater management, etc.  Shared easements for sewer, water and stormdrainage 
are shown on the Preliminary Subdivison Plat, Sheet C2.  

Additional easements may be require for parking and access as well and may be added to the plans. 

The stormwater easement across Lot 4 will be conditioned to allow that stormdrain line to be moved 
upon development of Lot 4 Senior Housing. 
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Waiver Requests 



   
       Motherhouse Senior Housing 

Subdivision and LIII Site Plan Application 
June, 2015 

 
EXHIBIT 7 

WAIVERS 
 

No waivers of Site Plan or Subdivision Standards are being requested at this time. 
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Introduction 

The purpose of this report is to summarize the traffic impacts of proposed senior 
residential apartments to be located in the Motherhouse on the McAuley site on Stevens 
Avenue in Portland, Maine.  The existing Motherhouse building will be renovated to provide 
eighty-eight (88) senior dwelling-units.  Access to Motherhouse Senior Housing will be 
provided by a full-movement drive to Walton Street and by a secondary entrance on Stevens 
Avenue and a secondary exit on Stevens Avenue, where exiting movements will be limited to 
right-turns only.  The site location and surrounding area are shown on the map in Figure 1.   
The renovation project is expected to begin in early 2016.  Occupation is expected to be 
completed sometime in fall of 2017.   

Trip Generation 

The number of trips which will be generated by the proposed senior apartments was 
estimated using the most recent Institute of Transportation Engineers (ITE) “Trip Generation, 
9th Edition” report, published in 2012.  Land Use Code 252 – Senior Adult Housing – 
Attached was used on the basis of 88 dwelling units.  The results are summarized below:   

 ITE Trip Generation 
Time Period One-way Trip-Ends 

Weekday 302 

AM Peak Hour – adjacent street 18 
 Entering Site 6 
 Exiting Site  12 

AM Peak Hour – generator 34 
 Entering Site 16 
 Exiting Site  18 

PM Peak Hour – adjacent street 22 
 Entering Site 12 
 Exiting Site  10 

PM Peak Hour – generator 31 
 Entering Site 17 
 Exiting Site  14 

As can be seen above, the senior apartments are expected to generate just 18 one-way 
trips during the weekday AM peak hour and 22 trips during the weekday PM peak hour of 
the adjacent street system.  Given that trip generation will be well under 100 trips, a Traffic 
Movement Permit (TMP) will not be required from the Maine Department of Transportation 
(MaineDOT) for this first phase of the senior housing development.   
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The trip assignments were based upon the travel patterns observed during turning 
movement counts.  These trip assignments are shown in Figure 2.  Based upon the trip 
assignments, the study area for capacity purposes only extends through the site drive 
intersections.  Generally, a project will not have any measurable/noticeable impact off-site on 
traffic operations unless it generates in excess of 25 trips in a lane per hour.  Based upon the 
trip assignments, the Motherhouse apartments are expected to generate a maximum of six (6) 
lane hour trips.  This minimal level of traffic should have no noticeable or measurable impact 
on traffic operations off-site.  The study area was extended for safety analysis purposes as 
follows:  

Stevens Avenue - from Hartley Street northerly to Waverly Street 
Walton Street - from Stevens Avenue easterly to Pershing Street. 

Capacity Analysis 

Traffic operations are evaluated in terms of level of service (LOS).  Level of service 
is a qualitative measure that describes operations by letter designation.  The levels range 
from A - very little delay to F - extreme delays.   Level of service "D" is generally considered 
acceptable in urban locations while LOS "E" is generally considered the capacity of a facility 
and the minimum tolerable level.  The level of service for signalized intersections is based 
upon average control delay per vehicle, as defined in the following table excerpted from the 
2000 "Highway Capacity Manual": 

 Signalized Intersection Level of Service 
LOS  Control Delay per Vehicle 

A < = 10.0 seconds 
B > 10.0 and <= 20.0 
C > 20.0 and <= 35.0 
D > 35.0 and <= 55.0 
E > 55.0 and <= 80.0 
F > 80.0 

The level of service for unsignalized intersections is based upon average control delay 
per vehicle for each minor, opposed movement, as defined below: 

 Unsignalized Intersection Level of Service 
LOS      Delay Range 
A < = 10.0 seconds 
B > 10.0 and <= 15.0 
C > 15.0 and <= 25.0 
D > 25.0 and <= 35.0 
E > 35.0 and <= 50.0 
F > 50.0 
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Existing Traffic Volumes 

Existing average annual daily traffic (AADT) data for the vicinity of the Motherhouse 
site was obtained from "Traffic Volume Counts, 2013, 2009 and 2006 Annual Reports",  
published by MaineDOT.   This data is summarized below: 

 Average Annual Daily Traffic 
Location 2002 2005 2007 2010 2013 

Stevens Avenue, north of Walton Street --- 11,470 10,370 11,170 10,980 
Stevens Avenue, south of Walton Avenue 12,650 12,950 11,030 12,510 11,680 
Stevens Avenue, south of Forest Avenue 10,160 10,810 9,570 10,360 10,050 
Walton Street, west of Forest Avenue --- 3,740 --- 2,800 3,120 

As can be seen above, traffic volumes have been declining on Stevens Avenue over 
the most recent short-term 2010 to 2013 period.  They also declined over the longer term 
2002 to 2013 period.  The traffic count data for Walton Street shows a longer term decrease 
but a short-term increase from 2010 to 2013.   

Existing Conditions Analysis 

While this Motherhouse project, with its limited traffic volumes, is not expected to 
have any impact off-site on level of service or capacity it is important to note that there are 
no existing capacity concerns within the previously determined study area.  Maine Traffic 
Resources recently conducted turning movement/vehicle classification counts at three 
signalized area intersections, requested by the City of Portland, during the AM (7:00 – 9:00) 
and PM (3:00 – 6:00) peak hour periods.  Those counts were conducted during the last week 
of April 2015, which was UNE’s last full week of regular classes and when both McAuley 
High School and Portland City Schools were back from April break.  These are expected to 
be peak volumes for the study area given all of the schools in the immediate area.  

Synchro 7 was used to analyze the intersections under existing 2015 conditions to 
determine existing operations.  The results were previously submitted to the City of Portland 
in a Summary Memorandum prepared by Maine Traffic Resources and dated May 4th, 2015, 
along with the traffic count records and the Synchro analysis runs.   The results for the 
intersection of Stevens Avenue and Walton Street, given its proximity to the Motherhouse, 
are repeated in the following table with the LOS followed by the associated delay in seconds: 

Intersection of Stevens Avenue and Walton Street 
 Existing Peak Hour Levels of Service 

Approach/Movement 2015 AM  2015 PM 

Westbound Walton Street B (17.0) B (17.6) 

Northbound Stevens Avenue Rights  A  (7.1) A (7.2) 
Northbound Stevens Avenue Throughs B (15.9) B (12.1) 
Northbound Stevens Avenue Overall B (10.8) B (11.2) 
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Approach/Movement 2015 AM  2015 PM 

Southbound Stevens Avenue Lefts  A (4.6) A (4.8) 
Southbound Stevens Avenue Throughs A (5.2) A (5.2) 
Southbound Stevens Avenue Overall A (5.1) A (5.1) 

Overall Intersection B (10.1) A (9.3) 

As can be seen above, the Walton Street and Stevens Avenue intersection operates at 
LOS “B” overall in the AM peak hour and at LOS “A” overall in the PM peak hour with all 
movements at LOS “B” or better.  Based upon this level of service, there is plenty of capacity 
at this intersection to accommodate the senior apartments in the Motherhouse.  No capacity 
concerns or constraints were identified by either the analysis or observed in the field during 
the turning movement counts.   

Accident Review 

In addition to trip generation analysis, Maine Traffic Resources has also looked at 
accident data for the vicinity of Motherhouse Senior Housing.  The Maine Department of 
Transportation uses two criteria to determine high crash locations (HCLs).   The first is the 
critical rate factor (CRF), which is a measure of the accident rate.  A CRF greater than one 
indicates a location which has a higher than expected accident rate.  The expected rate is 
calculated as a statewide average of similar facilities.     

The second criterion, which must also be met, is based upon the number of 
accidents that occur at a particular location. Eight or more accidents must occur over the 
three-year study period for the location to be considered a high crash location. The 
accident data is included in the appendix of this report.  The CRF and number of 
accidents are summarized by location for the most recent three-year period, 2012 to 2014, 
below:  

Stevens Avenue Location Description # of Acc.  CRF 

Between Hartley Street and Percival Street 2 0.57 
Intersection of Crosby Street 2 0.41 
Between Crosby Street and New Street 2 0.56 
Intersection of New Street 1 0.22 
Between New Street and Walton Street 4 0.38 
Intersection of Walton Street 4 0.24 
Intersection of St Joseph Street 3 0.65 
Between St Joseph Street and Elmwood 7 1.44 
Intersection of Elmwood 1 0.22 
Between Elmwood and Waverly Street 1 0.26 
Intersection of Waverly Street 6 1.32 

Walton Street Location Description # of Acc.  CRF 

Between Stevens Avenue and Pershing Street 0 0 
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As can be seen in the preceding accident table, there are no high crash locations 

within the vicinity of the proposed Motherhouse Senior Housing.   As a result, no further 
accident review or evaluation should be necessary.   
   
 
Sight Distance  
 
 Typically, sight distances are one of the most important safety aspects to consider in a 
traffic impact study, particularly for low volume generators, such as these senior apartments.   
Maine Traffic Resources recommends a minimum of 250’ of intersection sight distance for 
the posted 25 mph speed limit on Walton Street.  The speed limit is posted at 30 mph on 
Stevens Avenue in the vicinity of the site so a greater 300’ distance is recommended. 
The sight distances from the proposed exit drives were estimated in the field and are 
summarized as follows: 
 
                          Available Sight Distance 
Intersection Required To Left To Right Adequate  
 
Walton Street Site Drive  250’ >350’ >350’ Yes 
 

Stevens Avenue Exit Drive  300’ >400’ 400’* Yes*  
 
*   see discussion below   
 

As can be seen above, the available sight distances exceed the recommended 
minimums. However, it is noted that sight distance to the right from the Stevens Avenue exit, 
although adequate at the time of the field visit, has the potential to be blocked if a car parks 
just to the right of the exit. This parking area, from the exit drive to about twenty-five feet 
north, should be eliminated to allow for proper sight distances at all times.  

 
It is also important that these intersection sight distances be maintained into the 

future.  No plantings or signage should be located in the sight triangles that could obscure 
sight distances from the access drives in the future. 
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SUMMARY 

The proposed senior apartments to be located within the renovated Motherhouse are 
expected to generate just 18 one-way trips during the weekday AM peak hour and 22 trips 
during the weekday PM peak hour.  This limited level of traffic generally does not have any 
significant impact on off-site traffic operations.  Given that trip generation will be well under 
100, a Traffic Movement Permit will not be required for this first phase of the senior housing 
development. 

While the project will not have any impact off-site on capacity, it is important to note 
that previous existing conditions analysis by Maine Traffic Resources did not identify any 
capacity concerns at the nearby intersection of Stevens Avenue and Walton Street.     

In terms of safety, there are no high crash locations within the vicinity of the 
proposed Motherhouse Senior Housing.  Sight distances from the access drive intersections 
on Stevens Avenue and Walton Street will be more than adequate, exceeding the 
recommended minimums, with the recommended removal of a parking space on Stevens 
Avenue to the north of the exit drive.     
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13185Start Node:

End Node: 13189

Route: 3200987 Start Offset: 0

0End Offset:

Exclude First Node

Exclude Last Node

13190Start Node:

End Node: 13196

Route: 0560678 Start Offset: 0

0End Offset:

Exclude First Node

Exclude Last Node

Crash Summary Report
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Report Selections and Input Parameters

Section DetailCrash Summary I

REPORT SELECTIONS

Crash Summary II

REPORT PARAMETERS

REPORT DESCRIPTION

Stevens Ave area

Year 2012, Start Month 1 through Year 2014  End Month: 12

1320 Private1320 Public 1320 Summary
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13185 Int of HARTLEY ST  STEVENS AV 2 0 0 0 0 0 0 0.0 4.2293200987 - 0.41 0.000.370.00
 Statewide Crash Rate:    0.14

13183 Int of PERCIVAL ST  STEVENS AV 2 0 0 0 0 0 0 0.0 4.2183200987 - 0.46 0.000.370.00
 Statewide Crash Rate:    0.14

13182 Int of CROSBY ST  STEVENS AV 2 2 0 0 2 0 0 100.0 4.3353200987 - 0.49 0.000.370.15
 Statewide Crash Rate:    0.14

13181 Int of NEW ST, STEVENS AV 2 1 0 0 0 0 1 0.0 4.4333200987 - 0.54 0.000.370.08
 Statewide Crash Rate:    0.14

13190 Int of STEVENS AV, WALTON ST 9 4 0 0 0 0 4 0.0 4.7543200987 - 0.75 0.001.180.28
 Statewide Crash Rate:    0.66

10883 Int of DINGLEY CT, WALTON ST 2 0 0 0 0 0 0 0.0 1.1153200987 - 0.87 0.000.520.00
 Statewide Crash Rate:    0.14

12106 Int of MORGAN CT, WALTON ST 2 0 0 0 0 0 0 0.0 1.1823200987 - 0.90 0.000.510.00
 Statewide Crash Rate:    0.14

13189 Int of PERSHING ST, WALTON ST 2 0 0 0 0 0 0 0.0 1.2173200987 - 0.95 0.000.510.00
 Statewide Crash Rate:    0.14

13192 Int of ST JOSEPH ST, STEVENS AV 2 3 0 0 0 0 3 0.0 4.0940560678 - 0.05 0.000.370.24
 Statewide Crash Rate:    0.14

13194 Int of ELMWOOD  STEVENS AV 2 1 0 0 0 1 0 100.0 4.1030560678 - 0.13 0.000.370.08
 Statewide Crash Rate:    0.14

P13196 Int of STEVENS AV  WAVERLY ST 2 6 0 0 0 1 5 16.7 4.1110560678 - 0.19 1.300.370.49
 Statewide Crash Rate:    0.14

0.480.3117 0 0 2 2 13 23.5 37.791 0.15NODE TOTALS:Study Years: 3.00

Crash Summary I

Node Node Description U/R Total
Crashes K

Percent
Injury

Annual M
Ent-Veh

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Injury Crashes

A B C PD

Route - MP Crash Rate Critical
Rate

CRF

Nodes
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13183 2 2 0 0 1 0 1 50.0 0.00209 318.65 559.27 0.003200987 - 0.4113185 3119201 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 3200987Int of PERCIVAL ST  STEVENS AV

13182 2 0 0 0 0 0 0 0.0 0.00127 0.00 634.99 0.003200987 - 0.4613183 3130460 0.030 - 0.03
Statewide Crash Rate:  190.34RD INV 3200987Int of CROSBY ST  STEVENS AV

13181 2 2 0 0 0 0 2 0.0 0.00214 311.05 555.79 0.003200987 - 0.4913182 3123618 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 3200987Int of NEW ST, STEVENS AV

13181 2 4 0 0 0 3 1 75.0 0.00914 145.87 386.72 0.003200987 - 0.5413190 187848 0.210 - 0.21
Statewide Crash Rate:  190.34RD INV 3200987Int of NEW ST, STEVENS AV

10883 2 0 0 0 0 0 0 0.0 0.00128 0.00 1019.38 0.003200987 - 0.7513190 184603 0.120 - 0.12
Statewide Crash Rate:  359.96RD INV 3200987Int of DINGLEY CT, WALTON ST

10883 2 0 0 0 0 0 0 0.0 0.00034 0.00 1401.47 0.003200987 - 0.8712106 184602 0.030 - 0.03
Statewide Crash Rate:  359.96RD INV 3200987Int of DINGLEY CT, WALTON ST

12106 2 0 0 0 0 0 0 0.0 0.00060 0.00 1235.20 0.003200987 - 0.9013189 186354 0.050 - 0.05
Statewide Crash Rate:  359.96RD INV 3200987Int of MORGAN CT, WALTON ST

13190 2 0 0 0 0 0 0 0.0 0.00205 0.00 562.51 0.000560678 - 013192 187859 0.050 - 0.05
Statewide Crash Rate:  190.34RD INV 05 60678Int of STEVENS AV, WALTON ST

13192 2 7 0 0 0 3 4 42.9 0.00326 716.67 498.75 1.440560678 - 0.0513194 3118519 0.080 - 0.08
Statewide Crash Rate:  190.34RD INV 05 60678Int of ST JOSEPH ST, STEVENS AV

13194 2 1 0 0 0 1 0 100.0 0.00242 137.76 538.59 0.000560678 - 0.1313196 3118901 0.060 - 0.06
Statewide Crash Rate:  190.34RD INV 05 60678Int of ELMWOOD  STEVENS AV

16 0 0 1 7 8 50.0 0.02458 216.99Section Totals: 0.73Study Years: 3.00 334.85 0.65

33 0 0 3 9 21 36.4 0.02458 447.55Grand Totals: 0.73 465.73 0.96

Section
Length

Crash Rate CRFCritical
Rate

Start
Node

U/R Total
Crashes K

Percent
Injury

Annual
HMVM

Injury Crashes

A B C PD

Route - MPEnd
Node

Element Offset

Begin - End

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crash Summary I
Sections
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1013185 3119201 3200987 - 0.41 2 0 0 113183 0 - 0.05 2012-38969 0.43 B09/19/2012

2013-17683 0.43 PD07/18/2013

0013183 3130460 3200987 - 0.46 0 0 0 013182 0 - 0.03
2013182 3123618 3200987 - 0.49 2 0 0 013181 0 - 0.05 2014-14374 0.52 PD05/23/2014

2013-11757 0.53 PD05/15/2013

1313190 187848 3200987 - 0.54 4 0 0 013181 0 - 0.21 2014-20946 0.59 C07/27/2014

2013-27296 0.64 C11/02/2013

2014-26774 0.66 PD10/05/2014

2013-6332 0.68 C03/07/2013

0013190 184603 3200987 - 0.75 0 0 0 010883 0 - 0.12
0012106 184602 3200987 - 0.87 0 0 0 010883 0 - 0.03
0013189 186354 3200987 - 0.90 0 0 0 012106 0 - 0.05
0013192 187859 0560678 - 0 0 0 0 013190 0 - 0.05
4313194 3118519 0560678 - 0.05 7 0 0 013192 0 - 0.08 2013-15717 0.06 C06/29/2013

2012-37085 0.07 PD08/30/2012

2013-12295 0.07 PD05/21/2013

2012-39041 0.08 PD09/20/2012

2012-38808 0.09 C09/17/2012

2013-9204 0.09 C04/11/2013

2012-26944 0.11 PD04/24/2012

0113196 3118901 0560678 - 0.13 1 0 0 013194 0 - 0.06 2014-2113 0.16 C01/15/2014

16 0 0 1 7 8Totals:

Crash Date Injury
Degree

Crash
Mile Point

Crash ReportStart
Node

Total
Crashes K

Injury Crashes

A B C PD

Route - MPEnd
Node

Element

Begin - End

Offset

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crash Summary
Section Details
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Vehicle Counts by Type

Crashes by Day and Hour

Hour of Day

Day Of Week 12 1 2 3 4 5 6 7 8 10 11 12 1 29 3 4 5 6 7 8 9 10 11 Un Tot

AM PM

SUNDAY 0 0 0 1 00 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 3

MONDAY 0 0 0 0 00 0 0 1 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 0 3

TUESDAY 0 0 0 0 00 0 0 0 0 0 0 0 0 0 0 1 2 0 0 0 0 0 0 0 3

WEDNESDAY 0 0 0 0 00 0 0 3 0 0 0 1 1 0 0 1 1 0 0 0 0 0 0 0 7

THURSDAY 0 0 0 0 10 0 0 0 1 1 0 1 1 0 1 0 0 1 0 0 0 0 0 0 7

FRIDAY 0 0 0 0 00 0 0 1 2 1 0 0 1 0 1 1 0 1 0 0 0 0 0 0 8

SATURDAY 0 0 0 0 00 0 0 0 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 2

0 0 0 1 10 0 0 5 3 3 0 2 5 1 2 4 4 2 0 0 0 0 0 0 33Totals

Unit Type Total

1-Passenger Car 41

2-(Sport) Utility Vehicle 16

3-Passenger Van 3

4-Cargo Van (10K lbs or Less) 0

5-Pickup 5

6-Motor Home 0

7-School Bus 0

8-Transit Bus 0

9-Motor Coach 0

10-Other Bus 0

11-Motorcycle 0

12-Moped 1

13-Low Speed Vehicle 0

14-Autocycle 0

15-Experimental 0

16-Other Light Trucks (10,000 lbs or Less) 0

17-Medium/Heavy Trucks (More than 10,000
lbs)

0

18-ATV - (4 wheel) 0

20-ATV - (2 wheel) 0

21-Snowmobile 0

22-Pedestrian 1

Unit Type Total

23-Bicyclist 0

24-Witness 5

25-Other 0

Total 72

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section
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Crashes by Apparent Physical Condition And DriverCrashes by Driver Action at Time of Crash

Driver Age by Unit Type

Dr 2
Apparent Physical
Condition

Dr 1 Dr 4 Dr 5 Other TotalDr 3

29 28 3 1 0 1 62Apparently Normal

0 0 0 0 0 0 0Physically Impaired or Handicapped

0 0 0 0 0 0 0Emotional(Depressed, Angry,
Disturbed, etc.)

1 0 0 0 0 0 1Ill (Sick)

1 0 0 0 0 0 1Asleep or Fatigued

0 0 0 0 0 0 0Under the Influence of
Medications/Drugs/Alcohol

1 0 0 0 0 0 1Other

Total 32 28 3 1 0 1 65

Dr 2Driver Action at Time of Crash Dr 1 Dr 4 Dr 5 Other TotalDr 3

18 13 1 0 0 0 32No Contributing Action

3 0 0 0 0 0 3Ran Off Roadway

2 4 0 0 0 0 6Failed to Yield Right-of-Way

0 0 0 0 0 0 0Ran Red Light

0 0 0 0 0 0 0Ran Stop Sign

0 0 0 0 0 0 0Disregarded Other Traffic Sign

0 0 0 0 0 0 0Disregarded Other Road Markings

0 0 0 0 0 0 0Exceeded Posted Speed Limit

0 0 0 0 0 0 0Drove Too Fast For Conditions

0 0 0 0 0 0 0Improper Turn

0 0 0 0 0 0 0Improper Backing

3 0 0 0 0 0 3Improper Passing

0 0 0 0 0 0 0Wrong Way

6 7 2 1 0 0 16Followed Too Closely

0 0 0 0 0 0 0Failed to Keep in Proper Lane

0 1 0 0 0 0 1Operated Motor Vehicle in Erratic,
Reckless, Careless, Negligent or
Aggressive Manner

0 1 0 0 0 0 1Swerved or Avoided Due to Wind,
Slippery Surface, Motor Vehicle,
Object, Non-Motorist in Roadway

0 0 0 0 0 0 0Over-Correcting/Over-Steering

0 2 0 0 0 0 2Other Contributing Action

0 0 0 0 0 0 0Unknown

Total 32 28 3 1 0 0 64

BicycleAge Driver Pedestrian ATV TotalSnowMobile

0 0 0 0 0 009-Under

0 0 0 0 0 010-14

14 0 0 0 0 1415-19

11 0 0 0 0 1120-24

6 0 0 0 0 625-29

7 0 0 0 0 730-39

9 0 0 0 0 940-49

10 0 0 0 0 1050-59

5 0 0 0 0 560-69

3 0 0 0 0 370-79

0 0 0 0 0 080-Over

1 0 0 1 0 2Unknown

Total 66 0 0 1 0 67

Crash Summary II - Characteristics
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Most Harmful Event

Traffic Control Devices

Road Character

Injury Data

Light

Severity Code Injury Crashes
Number Of

Injuries

K 0 0

A 0 0

B 3 3

C 9 12

PD 21 0

Total 33 15

Most Harmful Event Total

1-Overturn / Rollover 0

2-Fire / Explosion 0

3-Immersion 0

4-Jackknife 0

5-Cargo / Equipment Loss Or Shift 0

6-Fell / Jumped from Motor Vehicle 0

7-Thrown or Falling Object 0

8-Other Non-Collision 0

9-Pedestrian 0

10-Pedalcycle 0

11-Railway Vehicle - Train, Engine 0

12-Animal 0

13-Motor Vehicle in Transport 62

14-Parked Motor Vehicle 1

15-Struck by Falling, Shifting Cargo or Anything
Set in Motion by Motor Vehicle

0

16-Work Zone / Maintenance Equipment 0

17-Other Non-Fixed Object 0

18-Impact Attenuator / Crash Cushion 0

19-Bridge Overhead Structure 0

20-Bridge Pier or Support 0

21-Bridge Rail 0

22-Cable Barrier 0

23-Culvert 0

24-Curb 0

25-Ditch 0

26-Embankment 0

27-Guardrail Face 0

28-Guardrail End 0

29-Concrete Traffic Barrier 0

30-Other Traffic Barrier 0

31-Tree (Standing) 0

32-Utility Pole / Light Support 0

33-Traffic Sign Support 0

34-Traffic Signal Support 0

35-Fence 1

36-Mailbox 0

37-Other Post Pole or Support 0

Most Harmful Event Total

38-Other Fixed Object (wall, building, tunnel, etc.) 0

39-Unknown 2

40-Gate or Cable 0

41-Pressure Ridge 0

Total 66

Road Grade Total

1-Level 29

2-On Grade 4

3-Top of Hill 0

4-Bottom of Hill 0

5-Other 0

Total 33
Traffic Control Device Total

1-Traffic Signals (Stop & Go) 4

2-Traffic Signals (Flashing) 1

3-Advisory/Warning Sign 0

4-Stop Signs - All Approaches 0

5-Stop Signs - Other 5

6-Yield Sign 0

7-Curve Warning Sign 0

8-Officer, Flagman, School Patrol 0

9-School Bus Stop Arm 0

10-School Zone Sign 1

11-R.R. Crossing Device 0

12-No Passing Zone 1

13-None 20

14-Other 1

Total 33

Light Condition Total

1-Daylight 30

2-Dawn 0

3-Dusk 0

4-Dark - Lighted 3

5-Dark - Not Lighted 0

6-Dark - Unknown Lighting 0

7-Unknown 0

Total 33

Crash Summary II - Characteristics
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Crashes by Year and Month

Month 2012 20142013 Total

JANUARY 0 0 1 1

FEBRUARY 0 0 0 0

MARCH 2 2 0 4

APRIL 1 1 1 3

MAY 0 3 2 5

JUNE 1 1 0 2

JULY 2 1 1 4

AUGUST 3 0 0 3

SEPTEMBER 3 0 0 3

OCTOBER 0 1 2 3

NOVEMBER 1 2 1 4

DECEMBER 0 1 0 1

Total 13 12 8 33

Report is limited to the last 10 years of data.

Crash Summary II - Characteristics
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Curved
RoadCrash Type

Straight
Road

Four Leg
Intersection

Five or More
Leg

Intersection
Driveways Bridges Interchanges Other Parking Lot

Three Leg
Intersection

Private Way Cross Over
Railroad
Crossing

Total

0 0 0 0 0 0 0000Object in Road 0 0 0 0

10 0 14 0 0 2 0000Rear End / Sideswipe 0 0 0 26

0 0 0 0 0 0 0000Head-on / Sideswipe 0 0 0 0

0 0 2 0 0 1 0000Intersection Movement 0 0 0 3

1 0 0 0 0 0 0000Pedestrians 0 0 0 1

0 0 0 0 0 0 0000Train 0 0 0 0

1 0 1 0 0 1 0000Went Off Road 0 0 0 3

0 0 0 0 0 0 0000All Other Animal 0 0 0 0

0 0 0 0 0 0 0000Bicycle 0 0 0 0

0 0 0 0 0 0 0000Other 0 0 0 0

0 0 0 0 0 0 0000Jackknife 0 0 0 0

0 0 0 0 0 0 0000Rollover 0 0 0 0

0 0 0 0 0 0 0000Fire 0 0 0 0

0 0 0 0 0 0 0000Submersion 0 0 0 0

0 0 0 0 0 0 0000Thrown or Falling Object 0 0 0 0

0 0 0 0 0 0 0000Bear 0 0 0 0

0 0 0 0 0 0 0000Deer 0 0 0 0

0 0 0 0 0 0 0000Moose 0 0 0 0

0 0 0 0 0 0 0000Turkey 0 0 0 0

Crash Summary II - Characteristics

Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Crash Type and Type of Location

Total 12 0 17 0 0 4 0 0 0 0 0 0 0 33

Page 9 of 12 on 6/22/2015, 3:28 PM



Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Blowing Sand, Soil, Dirt

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Blowing Snow

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000100 1

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Clear

Dark - Lighted 2 0 0 0 0 000000 2

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 20 0 0 0 0 100000 21

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Cloudy

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 3 0 0 0 0 200000 5

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Weather, Light Condition and Road Surface
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Fog, Smog, Smoke

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 100000 1

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Other

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Rain

Dark - Lighted 0 0 0 0 0 100000 1

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 200000 2

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Severe Crosswinds

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Weather, Light Condition and Road Surface
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Dry
Weather

Light
Mud, Dirt,

Gravel
Oil Other Sand Slush Snow Unknown

Water
(Standing,
Moving)

WetIce/Frost Total

Sleet, Hail (Freezing Rain or Drizzle)

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Snow

Dark - Lighted 0 0 0 0 0 000000 0

Dark - Not Lighted 0 0 0 0 0 000000 0

Dark - Unknown Lighting 0 0 0 0 0 000000 0

Dawn 0 0 0 0 0 000000 0

Daylight 0 0 0 0 0 000000 0

Dusk 0 0 0 0 0 000000 0

Unknown 0 0 0 0 0 000000 0

Crash Summary II - Characteristics
Maine Department Of Transportation  -  Traffic Engineering, Crash Records Section

Crashes by Weather, Light Condition and Road Surface

TOTAL 25 0 0 0 0 0 0 1 0 0 0 33

Page 12 of 12 on 6/22/2015, 3:28 PM



 Exhibit 10 
Soils 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 10 
SOILS 

The applicant has retained Summit Geoengineering to perform a site geotechnical and soils evaluation.  
Onsite drilling was conducted in December, 2014 and 9 test borings logged. In general the subsurface 
site conditions consist of topsoil or pavement overlying fill and re-worked native soil overlying marine 
fan deposit overlying bedrock.  Bedrock is relatively deep and varies over the site from a depth of 12.9 
to 25.1 feet.  Groundwater is also relatively deep being recorded in the marine fan layer from depths of 
5.4 to 11.4 feet.   

The soil conditions do not present any unusual design constraints for site development. 
Attached are copies of test boring logs and a site key map. 

         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 
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       Exhibit 11 
Construction Management Plan 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 11 
CONSTRUCTION MANAGEMENT PLAN 

Construction of the Motherhouse and site plan is expected to commence in the Winter of 2016 and 
complete in late Fall 2016. 

The applicants have significant experience in site development and historic structure rehabilitation and 
regularly manage complex projects with seniors living on –campus.  This project will include strict 
control of access and delivery routes, coordinated phasing with McAuley High School activities and site 
security measures.  Communication between the parties occupying the campus and the neighbors is 
critical to a successful project.  It is expected that much of the demolition materials will be recycled and 
taken to the Riverside Facility in Portland or Commercial Paving in Scarborough.   

Utility connections will be required in Stevens Avenue and Walton Streets.  All off-site construction will 
be coordinated with the Department of Public Services to ensure the least impact to traffic flow. 
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       Exhibit 12 
Agency Letters –Natural Areas 



         35 Fran Circle,   Gray, Maine  04039                   rlicht@securespeed.net                 V  207.749.4924    F  207.428.4167 

June 18, 2015    J 14.067 
J 14.067 

Robin Reed 
Maine Historic Preservation Commission 
55 Capitol Street 
65 State House Station 
Augusta, ME  04333-0065 

605 Stevens Avenue, McAuley Campus, Portland 
Request for Agency Database Review 

Dear Ms. Reed: 

On behalf of our client, Motherhouse Associates LP, represented by Kevin Bunker, we are contacting you 
with a request for information on a semi-urban site under consideration for re-development in Portland 
located at 605 Stevens Avenue.  The 18.9 acre site is the site of the former St. Josephs Convent and 
current Catherine McAuley High School and athletic fields. The site is bordered by Baxter Woods to the 
south, Walton Street to the north and Stevens Avenue to the west. 

The project envisions a master planned senior community anchored with the re-purposing of the circa 
1909 St. Joseph’s Convent building (the Motherhouse) into 88 units of affordable and market rate senior 
apartments.  As you may be aware, the majestic Motherhouse and grounds are not currently listed on 
the National Register of Historic Places, however the site has been in use since the 1880’s as a convent, 
school and college. The overall property contains the former St. Catherine’s Home for Aged Women (St 
Catherine’s-circa 1880) and the more recent Catherine McAuley High School building.  The former two 
buildings are not currently included in the development plans however. 

The applicant is seeking Historic Tax Credit Incentives through the Department of the Interior for 
rehabilitation of the Motherhouse and with the project architect, Archetype, PA, will be applying the 
Secretary’s Standards for Rehabilitation to the re-use of the building. 

As part of the planning and permitting process, we would like to identify any special historic areas of 
significance that might affect re-development of this particular site.  We request that you kindly search 
your available resources and database and send us a written advisory as to the possible presence and 
location of any historic or archaeological features that may be a cause of concern. We have attached 
photographs of the Motherhouse and a USGS Quad locus map for your use.  Please do not hesitate to 
contact me should you require anything further.  

Sincerely, 

Frederic (Rick) Licht 
Principal 
Encl.  As Noted 
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June 16, 2015   J 14.067 J 14.067 

Don Cameron, Ecologist 
Maine Natural Areas Program 
93 State House Station 
Augusta, Maine 04333-0093 

605 Stevens Avenue, McAuley High School Campus, Portland 
Request for Agency Database Review 

Dear Mr. Cameron: 

On behalf of our client, Motherhouse Associates LP, we are contacting you with a request for 
information on a semi-urban site under consideration for possible re-development in Portland located at 
605 Stevens Avenue.  The 18.9 acre site is the site of the former St. Josephs Convent and current 
Catherine McAuley High School and Athletic fields. The site is bordered by Baxter Woods to the south, 
Walton Street to the north and Stevens Avenue to the west. 

As part of the planning process, we would like to identify any rare or unique botanical features in the 
site vicinity.  We request that you kindly search your available resources send us a written advisory as to 
the possible presence of rare, threatened or endangered plant species and unique or exemplary natural 
communities on the site in question that might be a cause of concern. 

Thank you for your assistance in conducting this site search.  A USGS Quad Locus Map has been included 
for your use.  Please send any invoice to the address below. 

Sincerely, 

Frederic (Rick) Licht 
Principal 

Enclosure:  As Noted 
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June 16, 2015   J 14.067 J 14.067 

John Perry 
Environmental Coordinator 
Maine Department of Inland Fisheries & Wildlife 
284 State St 
Augusta, ME  04333 

605 Stevens Avenue, McAuley High School Campus, Portland 
Request for Agency Database Review 

Dear John: 

On behalf of our client, Motherhouse Associates LP, we are contacting you with a request for 
information on a semi-urban site under consideration for possible re-development in Portland located at 
605 Stevens Avenue.  The 18.9 acre site is the site of the former St. Josephs Convent and current 
Catherine McAuley High School and Athletic fields. The site is bordered by Baxter Woods to the south, 
Walton Street to the north and Stevens Avenue to the west. 

As part of the planning process, we would like to identify any areas in the site vicinity that contains 
habitat for significant, rare or endangered species.  We request that you kindly search your available 
resources and send us a written advisory as to the possible presence and location of any habitat areas or 
zoological species of which we would want to be aware. 

Thank you for your assistance in conducting this site search.  A USGS Quad Locus Map has been included 
for your use.   

Sincerely, 

Frederic (Rick) Licht 
Principal 

Enclosure:  As Noted 



       Exhibit 13 
Consistency with Masterplans 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 13 
CONSISTENCY WITH MASTERPLAN 

CONSISTENCY WITH COMPREHENSIVE PLAN 

Consistency with Master Plan:  There is currently no approved master plan or master development plan 
for the McAuley campus.  However the applicant has presented  a vision for development of the 
property as the foundation for the re-zoning process.  This vision includes the re-purposing of the 
Motherhouse into senior affordable housing together with development of a quality senior living 
community on Lot 4.  This vision will be further refined and vetted through the Master Development 
Plan process following the approvals of the Motherhouse. 

Consistency with the Comprehensive Plan: As stated in the City of Portland Zoning Amendment 
Application, the proposed re-use plan for the property could be a model project for the City of 
Portland’s comprehensive plan.  Some of the key areas cited in the Comprehensive Plan and included 
the project are: 

• Preservation of historic and natural resources
• Development of currently unused residential potential
• Seek incentives and partnerships to increase affordable housing options
• Encourage higher density housing and walk able neighborhoods
• Identify vacant land and redevelopment opportunities throughout the City
• Target vacant buildings for maintenance, rehabilitation and reuse
• Neighborhood stability and integrity
• Development that is close to city services, transportation and infrastructure
• Development that serves the diverse market including seniors

In summary, the proposed project is clearly consistent with the goals of the Comprehensive Plan. 

The proposed use of the property is also consistent with the historic use of the property and therefore 
consistent with the surrounding neighborhood. The property has been used for a school, college, 
church, residential apartment building, convent and senior care facility at various times throughout its 
history.  The proposed use as affordable senior housing and a senior retirement community is entirely 
consistent with this historic use. Moreover, the long history of this campus in this location with these 
uses – for approximately 130 years - clearly demonstrates that the proposed use is compatible with both 
the property and the surrounding neighborhood.  As the center-piece of this neighborhood for over a 
century, the preservation and reuse of this property is essential for maintaining the stability and 
integrity of the neighborhood. 
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       Exhibit 14 
Utility Serviceability Letters 



162 Canco Road  Portland, ME  04103 
Tel (800) 750-4000 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax

www.cmpco.com 

An equal opportunity employer 

Page 1 of 2 

3/9/2015 

Andrew Johnson 

Fay, Spofford & Thorndike 

778 Main Street 

South Portland, ME  04106 

Sent via email to: AJohnston@fstinc.com 

RE: Ability to Serve Letter for Redevelopment of McAuley High School Campus in Portland 

Dear Mr. Johnson: 

CMP has the ability to serve the proposed project located at 605 Stevens Avenue in Portland, Maine, in 

accordance with our CMP Handbook (web link below). We can provide you the desired pad or pole 

mounted transformers per your request and city approval, in accordance with our CMP Standards 

Handbook.  If you have any questions on the process, or need help in completion of the documents, please 

feel free to contact me.   

New Service Milestones 

Call 1-800-565-3181 to establish a new account and an SAP work order.  

Submit any electronic drawings (PDF (preferred) or DWG files) of the site layout and proposed 

electrical connections if you have them. 

Submit Load information.  Please complete this CMP spreadsheet using load information 

Submit the easement information worksheet. Please complete this CMP form and either email or fax 

back to us.  

Preliminary meetings with CMP to determine the details of job  

Field planner design appointment to cost out job and develop CMP Invoice. 

Submit invoice for payment. 

Easements signed and payment received.   

Job scheduled for completion after the electrical inspection has been received. 

This process can take several months, depending upon several factors including transformer delivery, 

potential substation upgrades, return of completed paperwork, and other jobs in the system that may be 

ahead of yours.  In addition, contact with the other utilities, including telephone and cable, should be 

commenced as soon as practical.  They may have additional work or charges in addition to the CMP work 

required to bring your project on line. 



162 Canco Road  Portland, ME  04103 
Tel (800) 750-4000 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax

www.cmpco.com 

An equal opportunity employer 

Page 2 of 2 

For your convenience, here is a link to the CMP Website which contains our Handbook with details on 

most service requirements: 

CMP Handbook of Standard Requirements   

(http://www.cmpco.com/MediaLibrary/3/6/Content%20Management/YourAccount/PDFs%20and%20Docs/handbook.pdf) 

If you have any questions, please contact me. 

Regards, 

Jamie Cough 

Energy Services Advisor 

Central Maine Power Company 

162 Canco Road 

Portland, ME  04103 

207-842-2367 office 

207-458-0382 cell 

207-626-4082 fax 

http://www.cmpco.com/MediaLibrary/3/6/Content%20Management/YourAccount/PDFs%20and%20Docs/handbook.pdf






778 Main Street, Suite 8 
South Portland, ME 04106 
T: 207.775.1121 
F: 207.879.0896 
www.fstinc.com

FAY, SPOFFORD & THORNDIKE 
Offices in: Massachusetts, New Hampshire, Maine, Connecticut and New York 

May 26, 2015 

Mr. Frank Brancely 
City of Portland 
Department of Public Services 
55 Portland Street 
Portland, Maine 04101-2991 

Subject: Proposed Redevelopment of McAuley High School Campus 
605 Stevens Avenue and Walton Street, Portland, Maine 
Wastewater Capacity Application 

Dear Mr. Brancely: 

Our office is working as a consultant to Sea Coast Management Company with the site 
engineering and permitting associated with a proposed redevelopment of the Motherhouse 
Building on the McAuley High School Campus to provide 88 affordable senior housing units. 
The project site is located on all or a portion of Map 34, Block C, Lots 009 according to the City 
of Portland Tax Assessor’s Maps.  On behalf of the developer, we are requesting a letter 
affirming that the proposed project can be served by the municipal wastewater treatment system. 

This redevelopment project will be the first phase of a larger development of the property to 
construct a senior living community.  The first phase of the project will consist of redevelopment 
of the Motherhouse to provide 88 affordable senior living apartments.  As part of the 
redevelopment, we will be undertaking mapping and condition assessment of the existing sewer 
system to ascertain whether the infrastructure is suitable for reuse.  Where the system is found to 
be in poor condition, rehabilitation and replacement options will be investigated.  In addition, 
existing sources of inflow to the sewer system will be investigated and removed to a separate 
stormwater system.  This will reduce infiltration and inflow to the onsite system and increase the 
available capacity of the system for wastewater flow. 

Subsequent phasing will include independent senior living residences and assisted living units. 
A summary of the anticipated unit counts and estimated wastewater flows associated with each 
phase of development is as follows: 

Phase Full Master Plan Development Design 
Flow 

1 Affordable Senior Living Apartments – Motherhouse 88 Units @ 77 gpd 6,776 



FAY, SPOFFORD & THORNDIKE 

Mr. Frank Brancely 
May 26, 2015 
Page 2 

Subsequent phasing of the project is as follows: 

Phase Full Master Plan Development Design 
Flow (gpd) 

2 
Independent Residences 
69 Units Single Occupancy @ 60 gpd 
23 Units Double Occupancy @ 120 gpd 

6,900 

3 
Independent/Assisted Living Residences 
70 Units Single Occupancy @ 60 gpd 
70 Units Double Occupancy @ 120 gpd 

12,600 

4 Assisted Living Apartments in Motherhouse 
36 Units @ 77 gpd 2,772 

5 
Long Term Redevelopment at St. Catherine’s 
19 Units Single Occupancy @ 60 gpd 
19 Units Double Occupancy @ 120 gpd 

3,420 

Total Average Daily Flow 32,468 

It should be noted that this information is provided for outline planning purposes only as 
the exact unit mix and numbers are subject to change.  However, it may inform 
infrastructure and service decisions throughout the project development. 

We trust that the existing wastewater collection and treatment system has adequate capacity to 
serve this project.  We are in the process of completing the Site Plan Application for a 
submission to the City Planning Staff and would appreciate your response to the Planning 
Department. 

If you have any questions concerning this request, please contact me. 

Sincerely, 

FAY, SPOFFORD & THORNDIKE 

Andrew D. Johnston, P.E. 
Principal Engineer 

ADJ/cmd 

Enclosures 

R:\SP-M162-McAuely Place - Motherhouse - Portland, ME\Admin\Correspondence Out\Ability to Serve\SP-M160 2015.05.25 Brancely-WW.doc 



Updated:  August 15, 2013    - 11 -  

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: 

Chart Block Lot Number: 
Proposed Use: 
Previous Use: 

 
 

Si
te

 C
at

eg
or

y  Commercial (see part 4 below) 
 Industrial (complete part 5 below) 
 Governmental 
 Residential 
 Other (specify)  

Existing Sanitary Flows:     _____________GPD 
Existing Process Flows:      _____________GPD 
Description and location of City sewer that is to 
receive the proposed building sewer lateral.  

(Clearly, indicate the proposed connections, on the submitted plans) 

2. Please, Submit Contact Information.
City Planner’s Name:           Phone: ____________________________ 
Owner/Developer Name: 
Owner/Developer Address: 
Phone:  Fax:     E-mail: 
Engineering Consultant Name: 
Engineering Consultant Address: 
Phone:  Fax: _______________ E-mail: ________________________ 

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

3. 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) 
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Updated:  August 15, 2013    - 12 -  

4. Please, Submit External Grease Interceptor Calculations.
Total Drainage Fixture Unit (DFU) Values: 
Size of External Grease Interceptor: 
Retention Time: 
Peaking Factor/ Peak Times: 

(Note: In determining your restaurant process water flows, and the size of your external grease interceptor, please use The Uniform 
Plumbing Code.  Note: In determining the retention time, sixty (60) minutes is the minimum retention time.  Note: Please submit 

detailed calculations showing the derivation of your restaurant process water design flows, and please submit detailed calculations 
showing the derivation of the size of your external grease interceptor, either in the space provided below, or attached, as a 

separate sheet) 

5. 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 where the building's domestic sanitary sewer laterals, as well as the building's industrial-
commercial process wastewater sewer laterals exits the facility.  Also, show where these building sewer laterals enter the city’s sewer.  

Finally, show the location of the wet wells, control manholes, or other access points; and, the locations of filters, strainers, or grease 
traps) 

(Note:  Please submit detailed calculations showing the derivation of your design flows, 
 either in the space provided below, or attached, as a separate sheet) 

Notes, Comments or Calculation 
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Project Number SP-M160 Water Demand Estimate 01-29-15

Water Demand Estimate

Phase Use Demand/Unit Units Demand (gpd)
1 Affordable Senior Living Apartments 77 88 6,776 

Independent Resident Apartments
Single Occupancy 60 69 4,140 
Double Occupancy 120 23 2,760 
Independent  Townhouse/Apartment
Single Occupancy 60 70 4,200 
Double Occupancy 120 70 8,400 

4 Assisted Living Units in Motherhouse 77 36 2,772 
Independent Apartments - St Catherine's
Single Occupancy 60 19 1,140 
Double Occupancy 120 19 2,280 

32,468              TOTAL MASTER PLAN WATER DEMAND

McAuley Place  Water Demand Estimate

2

3

5
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CONCEPTUAL MASTER PLAN

LEGEND

COMPONENT DESCRIPTIONS

CONCEPTUAL SITE PLAN

A AFFORDABLE SENIOR LIHTC

  Renovation of Mother house into affordable senior housing

  using LIHTC and Historic Tax Credits.

B MARKET RATE SENIOR LIVING

1. New construction of Main Lodge. Includes independent

living apartments, dining, fitness, community activity space

2. New construction, Senior Independent Living Apartments

connected to Main Lodge

3. New construction, Senior Independent Living Apartments

4. New construction, Senior Independent Living Apartments ,

high end

5. Assisted living community for 24-36 seniors

6. New construction, Senior Independent Living Apartments

C SAINT CATHERINE'S REDEVELOPMENT

  Renovation and expansion of existing apartment building,

  18-20 new apartments

D POTENTIAL FUTURE COMMERCIAL MIXED USE

  High School / future commercial mixed use

D

A

B6

B3 & B4

B1

B2

C

B5

McAuley Place

# OF

UNITS

TOTAL # OF UNITS

286 - 369

88 +/-

160-270

38

N/A

EXHIBIT

6



 Exhibit 15 
Lighting 



TYPE S1 



TYPE S1 



TYPES S2 and S2A 



       Exhibit 16 
Stormwater Management and Erosion & Sedimentation Control 



Motherhouse Senior Housing 
Subdivision and LIII Site Plan Application 

June, 2015 

EXHIBIT 16 
STORMWATER MANAGEMENT  

& 
EROSION AND SEDIMENTATION CONTROLS 

The project has been designed to meet the DEP Chapter 500 and City of Portland Chapter 32 
Stormwater Standards for stormwater management.  The site does not currently contain any 
stormwater mitigation facilities.  Currently surface flows are either collected in on-site catch basins and 
piped to one of two discharge pipes located under the athletic fields on Lot 4 or flow overland to the 
west to the wooded wetlands located at the base of the slope to the athletic fields.  

The proposed site development will result in a minimal increase in impervious and developed areas due 
to the existing levels of pavement which will be removed or redeveloped as new parking, access drives 
and walks.  Mitigation and treatment of the new paved and developed areas will be accomplished with 
the installation of two bio-cells (rain gardens) installed in grassed island on the west side of the main 
parking lot. The rain gardens will outlet to the existing stormdrain under the athletic field and to the 
wetlands to the west.   

A drainage easement will be provided on Lot 4 over the existing drain line which will be amended in the 
future to integrate with the Lot 4 development stormwater system as future phases of development 
occur.  

Refer to the separately bound Stormwater Management Report and Erosion and Sedimentation Control 
Plan report prepared by FST accompanying this submittal. 
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