
 

 
 

Conditional Use for Planning Board Review 
Development Review Application 

Portland, Maine 
Planning and Urban Development Department 

   Planning Division 
 
Portland’s Planning and Urban Development Department coordinates the development review process for site 
plan, subdivision and other applications under the City’s Land Use Code.  Attached is the application form for a 
Conditional Use where the Planning Board is listed as the reviewing authority rather than the Zoning Board of 
Appeals.   Please note that Portland has delegated review from the State of Maine for reviews under the Site 
Location of Development Act, Chapter 500 Stormwater Permits, and Traffic Movement Permits. 
 
A. Conditional Use:  Standards and Criteria – Section 14-474 and Zone Related Criteria 
Conditional uses are listed in the Zoning Ordinance for each zone and these proposed uses must address the 
criteria contained in Section 14-474 in the written application.  In addition to the criteria in Section 14-474, each 
application must address any applicable conditional use standards contained in the applicable zone and the 
proposed specific use.  The Zoning Ordinance specifies when the Planning Board is designated as the reviewing 
authority rather than the Zoning Board of Appeals.  This application is for Planning Board reviews only.    
 
Upon showing that a proposed use is a conditional use under this article, a conditional use permit shall be 
granted unless the Board determines that: 
 

a. The volume and type of vehicle traffic to be generated, hours of operation, expanse of pavement, and 
the number of parking spaces required are not substantially greater than would normally occur at 
surrounding uses or other allowable uses in the same zone; and 

 
b. The proposed use will not create unsanitary or harmful conditions by reason of noise, glare, dust, 

sewage disposal, emissions to the air, odor, lighting, or litter; and 
 

c. The design and operation of the proposed use, including but not limited to landscaping, screening, signs, 
loading, deliveries, trash or waste generation, arrangement of structures, and materials storage will not 
have a substantially greater effect/impact on surrounding properties than those associated with 
surrounding uses or other allowable uses in the zone.  

 
B. Site Plan Application:  Please submit the Conditional Use Application in addition to the applicable Site Plan 

Application. 
 

 
 
Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14) 
which is available on our website: 
 Land Use Code:  http://me-portland.civicplus.com/DocumentCenter/Home/View/1080 
 Design Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2355 
 Technical Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2356 
 
  Planning Division   Office Hours 
  Fourth Floor, City Hall   Monday thru Friday 
  389 Congress Street   8:00 a.m. – 4:30 p.m. 
  (207) 874-8719 
  planning@portlandmaine.gov 
 
  
  
 

http://me-portland.civicplus.com/DocumentCenter/Home/View/1080
http://me-portland.civicplus.com/DocumentCenter/View/2355
http://me-portland.civicplus.com/DocumentCenter/View/2356
mailto:planning@portlandmaine.gov


 

PROJECT NAME:   
 
___________________________________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
___________________________________________________________________________________________ 
 
CHART/BLOCK/LOT (s):  _______________________     Applicable Zone: ______________ 
 
CONTACT INFORMATION: 
Applicant – must be owner, Lessee  or Buyer 
 

 

 

 

 

Home# 

Cell #                                            Fax# 

Owner – (if different  from Applicant) 
 

 

 

 

Home# 

Cell #                                            Fax# 

Billing Information 
 

 

 

 

Cell #                                            Fax# 

 

 

 
 
 
 
 
 
 

Business Name, if applicable: JHA Assisted Living, Inc. and 
Cedars Nursing Care, Inc.
Address: 630 Ocean Avenue

City/State : Portland, Maine           Zip Code: 04103

Applicant Contact Information

Work #        207.221.7000

Owner Contact Information

Work #     207.221.7000

Address: 630 Ocean Avenue

Name: JHA Services, Inc. 

City/State : Portland, ME                Zip Code: 04103

Billing Information

Work #       207.221.7000  Name: Cedars Nursing Care, Inc.

Address: 630 Ocean Avenue

City/State : Portland, ME                Zip Code: 04103

Designated person/person(s) for uploading to e-Plan:

Name: Michael Guethle

e-mail: michael.guethle@wright-pierce.com

Name: Alex Toye

e-mail: alex.toye@actionpact.com

 Name: 

e-mail:

Name: The Cedars c/o Kathy Callnan 

e-mail:kcallnan@thecedarsportland.org

e-mail: kcallnan@thecedarsportland.org

e-mail: kcallnan@thecedarsportland.org

michael.guethle
Text Box
The Cedars - Long Term and Assisted Living Memory Care Facility

michael.guethle
Text Box
630 Ocean Avenue, Portland, ME 04103

michael.guethle
Text Box
174 A013

michael.guethle
Text Box
R-3, R-5



 

RIGHT, TITLE OR INTEREST: 
  
_________________________________________________________________________________ 
(Please identify the status provide documentary evidence, attached to this application, of the applicant’s right, title, or 
interest in the subject property (ex: deed, option or contract to purchase or lease the property.) 
 
VICINITY MAP:  (Please attach a map showing the subject parcel and abutting parcels, labeled as to ownership 
and/or current use.) 
 
EXISTING USE:  Describe the existing use of the subject property. 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
PROPOSED USE:  Describe the proposed use of the subject property 
 _________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
TYPE OF CONDITIONAL USE PROPOSED (Refer To Specific Provisions Of Land Use Code Authorizing The 
Proposed Conditional Use). 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
SITE PLAN:  Submit a separate site plan application for the proposal that provides a site plan for the property, 
showing existing and proposed improvements, which meets the submission requirements of the applicable level 
of site plan review.  
 
CONDITIONAL USE STANDARDS AND CONDITIONS – 14-474 
Address the following criteria in your written application and any applicable conditional use standards contained 
in the zoning code for the specific use.  Upon showing that a proposed use is a conditional use under this article, 
a conditional use permit shall be granted unless the Board determines that: 
 

a. The volume and type of vehicle traffic to be generated, hours of operation, expanse of pavement, and 
the number of parking spaces required are not substantially greater than would normally occur at 
surrounding uses or other allowable uses in the same zone; and 

 
b. The proposed use will not create unsanitary or harmful conditions by reason of noise, glare, dust, 

sewage disposal, emissions to the air, odor, lighting, or litter; and 
 

c. The design and operation of the proposed use, including but not limited to landscaping, screening, signs, 
loading, deliveries, trash or waste generation, arrangement of structures, and materials storage will not 
have a substantially greater effect/impact on surrounding properties than those associated with 
surrounding uses or other allowable uses in the zone.  

 
CONDITIONAL USE AUTHORIZED BY:  SECTION 14- _______ 
Address any specific conditional use standards for the specific use contained in the zoning code in the written 
submission.  
 
 

jan.wiegman
Typewriter
The property is owned by the applicant, property deeds are attached.

jan.wiegman
Typewriter
The existing use on the property is Institutional: Long Term Care and Intermediate Care Facility

jan.wiegman
Typewriter
The proposed uses are an expansion of the existing uses: 
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R-3 Zoning District: Section 14-88 (c) 2.a. and 2.b.
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Typewriter
R-5 Zoning District: Section 14-118 (b) 2.a. and 2.b.
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APPLICATION FEES: 
 
 
___ Conditional Use Review ($100.00) 
 
(Please submit a separate application for the applicable site plan 
review.  Fees and charges are listed within the application) 
 
 
 
 

 
The City invoices separately for the following: 

• Notices ($.75 each)  
• Legal Ad (% of total Ad) 
• Planning Review ($50.00 hour)     
• Legal Review ($75.00 hour) 

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  
 

 
INSTRUCTIONS FOR ELECTRONIC SUBMISSION: 
 
Please refer to the application checklist (attached) for a detailed list of submission requirements.  
1.      Fill out the application completely and e-mail the application only to planning@portlandmaine.gov   
         (Please be sure to designate a person who will be responsible for uploading documents and drawings.)   
         This step will generate the project ID number for your project.     
  
2.      An invoice for the application fee will be e-mail to you.  Payments can be made on-line at Pay Your Invoice , by mail 
 or in person at City Hall, 4th Floor.   Please reference the Application Number when submitting your payment which 
 is located in the upper left hand corner of the invoice. 
 
3.      The designated person responsible for uploading documents and drawings will receive an email  
         from eplan@portlandmaine.gov with an invitation into the project.  At this time, you will upload all  
         corresponding documents and plans into the project.  For first time users you will receive a temporary  
         password which you must change on entry.  Make note of your username and password for any future projects. 
 
Reminder:  Before the project can move forward, the application fee shall be paid in full and all required documents and 
drawings shall be uploaded into e-plan correctly. 
 
4.     Follow the link below (Applying Online Instructions) for step by step instructions on how to do the following: 
             Tab 1 - Setting up the appropriate compatibility settings for your PC and getting started in e-plan. 
             Tab 2 - Preparing your drawings, documents and photos for uploading using the correct naming conventions 
             Tab 3 - Preparing and uploading revised drawings and documents  
   
                       Applying Online Instructions 
   
5.     When ready, upload your files and documents into the following folders: 
             "Application Submittal – Drawings"  
             "Application Submittal – Documents" 
               
6.      Once a preliminary check has been made of the submittal documents and drawings, staff will move them to  
         permanent folders labeled Drawings and Documents.  As the process evolves you will be able to log  
         in and see markups, comments and upload revisions as requested into these folders.  
 
 
 
 
 
 
 
 
 

mailto:planning@portlandmaine.gov
https://trx.npspos.com/payapp/public/ECSale.html?siteId=18545&deptId=18545&urlKey=878a55b229b58de23645e5cfa8ec4f6a60469a37
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The Cedars Long-Term and Memory Care 2.1 13682A

Section 2: Evidence of Right, Title, and Interest

2.0 Existing Deeds

A list of deeds and easements for the parcels for this project have been attached to this section.
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Inn at Cedars, Inc. (JHA Assisted Living, Inc)

OWNERS OF RECORD

133 Gray Road, Falmouth, Maine 04105

(207)797-9199   www.titcombsurvey.com
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Section 3: Compliance with Conditional Use Standards and Conditions

3.0 Conditional Use Standards

R-3:

Use: Institutional use as a long-term care facility is a conditional use in this zone. The applicant requests

that the conditional use be granted for the proposed building on the basis that the use is consistent with

the existing site and in compliance with the conditional use standards found in Section 14-474 and

Section 14-88 (c) of the ordinance as demonstrated below.

Section 14-474 (c) 2.

a. The volume of traffic will be very similar to the current levels.  The proposed facility will be

adding approximately 8 to 9 staff during the daytime shift and there will be 20 additional beds

at the facility.  This will result in approximately 16 additional trips during the peak hour.  The

site  will  continue to be served by the single  entrance on Ocean Avenue.   Because the small

increase in beds for the site we do not anticipate any changes in the deliveries to the site.

b. The proposed use will not create unsanitary or harmful conditions.  The building will have

mechanical systems located on the roof of the building and trash will be collected and stored

at the dumpsters on the site behind the Hoffmann Building. Please see Section 15 for additional

information regarding solid waste.

c. The orientation of the building is such that operational access to the building is from the main

campus access drive which is internal to the site.  There will be an activity area for residents

along  Rainbow  Mall  Road,  but  this  area  will  be  screened  by  a  retaining  wall,  fence  and

landscaping.  The parking lot will be screened from Rainbow Mall Road by landscaping.  The

portion of the building facing Ocean Avenue will be landscaped.

Section 14-88 (c)

b.   The proposed use will displace a residential structure, the “White House” that has been used as

offices  by  the  Cedars  since  approximately  1991.   It  is  not  clear  when  it  was  last  used  as  a

residence.  The proposed building cannot be located elsewhere on the Cedars campus without

causing significant environmental impacts in the remaining undeveloped portions of the site.

The wetland areas are subject to mitigation easements for prior wetland impacts, and they will

not be impacted by the proposed redevelopment.

Section 14-91 (a) off street parking: Parking shall be provided as required by Division 20. There will

be an additional 14 spaces to accommodate the increase in staff during the day time shift and the 20

assisted living beds as required in Division 20.
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R-5:

Use: Institutional use as a long-term care facility is a conditional use in this zone. The applicant requests

that the conditional use be granted for the proposed building on the basis that the use is consistent with

the existing site and in compliance with the conditional use standards found in Section 14-474 and

Section 14-118 (b) of the ordinance. The following responses

Section 14-474 (c) 2.

d. The volume of traffic will be very similar to the current levels.  The proposed facility will be

adding approximately 7 to 8 staff during the daytime shift and there will be 20 additional beds

at the facility.  This will result in approximately 14 additional trips during the peak hour.  The

site will be served by the single entrance on Ocean Avenue.  Because the small increase in beds

for the site we do not anticipate any changes in the deliveries to the site.

e. The proposed use will not create unsanitary or harmful conditions.  The building will have

mechanical systems located on the roof of the building and trash will be collected in the garage

and stored at the dumpsters on the site.

f. The orientation of the building is such that operational access to the building is from the main

campus access drive which is internal to the site.  There will be an activity area for residents

along  Rainbow  Mall  Road,  but  this  area  will  be  screened  by  a  retaining  wall,  fence  and

landscaping.  The parking lot will be screened from Rainbow Mall Road by landscaping.  The

portion of the building facing Ocean Avenue will be landscaped.

Section 14-118 (b)

b.   The proposed use will displace a residential structure, the “White House” that has been used as

offices  by the Cedars  since 1991.   It  is  not  clear  when it  was last  used as  a  residence.   The

proposed building cannot be located elsewhere on the Cedars campus without causing

significant environmental impacts in the remaining undeveloped portions of the site.  The

wetland areas are subject to mitigation easements for prior wetland impacts, and no wetland

impacts are proposed as part of the redevelopment.

Section 14-91 (a) off street parking: Parking shall be provided as required by Division 20. There will

be an additional 13 spaces to accommodate the increase in staff during the day time shift and the 20

assisted living beds as required in Division 20.
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Section 4: Compliance with Applicable Zoning Requirements

4.0 Existing Zones

The site exists within a R-3 and R-5 Zones. Compliance within these zones is indicated below:

R-3:

Use: Institutional use as a long-term care facility is a conditional use in this zone. The applicant requests

that the conditional use be granted for the proposed building on the basis that the use is consistent with

the existing site and in compliance with the conditional use standards found in Section 14-474 and

Section 14-88 (c) of the ordinance as demonstrated below.

Section 14-474 (c) 2.

a. The volume of traffic will be very similar to the current levels.  The proposed facility will be

adding approximately 8 to 9 staff during the daytime shift and there will be 20 additional beds

at the facility.  This will result in approximately 16 additional trips during the peak hour.  The

site  will  continue to be served by the single  entrance on Ocean Avenue.   Because the small

increase in beds for the site we do not anticipate any changes in the deliveries to the site.

b. The proposed use will not create unsanitary or harmful conditions.  The building will have

mechanical systems located on the roof of the building and trash will be collected and stored

at the dumpsters on the site behind the Hoffmann Building. Please see Section 15 for additional

information regarding solid waste.

c. The orientation of the building is such that operational access to the building is from the main

campus access drive which is internal to the site.  There will be an activity area for residents

along  Rainbow  Mall  Road,  but  this  area  will  be  screened  by  a  retaining  wall,  fence  and

landscaping.  The parking lot will be screened from Rainbow Mall Road by landscaping.  The

portion of the building facing Ocean Avenue will be landscaped.

Section 14-88 (c)

b.   The proposed use will displace a residential structure, the “White House” that has been used as

offices  by  the  Cedars  since  approximately  1991.   It  is  not  clear  when  it  was  last  used  as  a

residence.  The proposed building cannot be located elsewhere on the Cedars campus without

causing significant environmental impacts in the remaining undeveloped portions of the site.

The wetland areas are subject to mitigation easements for prior wetland impacts, and they will

not be impacted by the proposed redevelopment.
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Section 14-91 (a) off street parking: Parking shall be provided as required by Division 20. There will

be an additional 14 spaces to accommodate the increase in staff during the day time shift and the 20

assisted living beds as required in Division 20.

R-5:

Use: Institutional use as a long-term care facility is a conditional use in this zone. The applicant requests

that the conditional use be granted for the proposed building on the basis that the use is consistent with

the existing site and in compliance with the conditional use standards found in Section 14-474 and

Section 14-118 (b) of the ordinance. The following responses

Section 14-474 (c) 2.

d. The volume of traffic will be very similar to the current levels.  The proposed facility will be

adding approximately 7 to 8 staff during the daytime shift and there will be 20 additional beds

at the facility.  This will result in approximately 14 additional trips during the peak hour.  The

site will be served by the single entrance on Ocean Avenue.  Because the small increase in beds

for the site we do not anticipate any changes in the deliveries to the site.

e. The proposed use will not create unsanitary or harmful conditions.  The building will have

mechanical systems located on the roof of the building and trash will be collected in the garage

and stored at the dumpsters on the site.

f. The orientation of the building is such that operational access to the building is from the main

campus access drive which is internal to the site.  There will be an activity area for residents along

Rainbow Mall Road, but this area will be screened by a retaining wall, fence and landscaping.  The

parking lot will be screened from Rainbow Mall Road by landscaping.  The portion of the building

facing Ocean Avenue will be landscaped.

Section 14-118 (b)

b.   The proposed use will displace a residential structure, the “White House” that has been used as

offices  by the Cedars  since 1991.   It  is  not  clear  when it  was last  used as  a  residence.   The

proposed building cannot be located elsewhere on the Cedars campus without causing

significant environmental impacts in the remaining undeveloped portions of the site.  The

wetland areas are subject to mitigation easements for prior wetland impacts, and no wetland

impacts are proposed as part of the redevelopment.

Section 14-91 (a) off street parking: Parking shall be provided as required by Division 20. There will

be an additional 13 spaces to accommodate the increase in staff during the day time shift and the 20

assisted living beds as required in Division 20.
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Cedars Site Plan Dimensional Requirements
Code Item Proposed Conditions R-5 Conditions R-3

14-87, 14-88(c)2.a. Permitted Uses Institutional Allowed with conditional permit Allowed with conditional permit
14-90 Dimensions
a Lot Size 10.5 acres 2 acres 2 acres
c Frontage 578 feet 50 50 Feet
d Front Setback 25 20 25

Side Setback
(Street) 20 20 20

Side Setback Variable 14 16
Rear Setback No Change 25

e Max. Lot Cover 20.3% 40% 35%

f Min Lot Width
Varies; over
400’ 90 feet 65 feet

g Max Str. Height 35’ 35 feet 35 feet
h Units/Building N/A 12 max 2 max
i-q N/A N/A N/A
14-91 Others
a Parking 0 (See Div 20) (See Div 20)
c N/A N/A N/A N/A
14-92-6 N/A N/A N/A N/A

N/A N/A N/A N/A

Parking From Division 20

Off-Street Residential Use N/A 2/Dwelling Unit
LT Care 4 4; 1/5 Beds
LT Care 9 9; 1/Employee during day shift

14-526A Bike Parking 4 2.6; 2/10 new required parking spaces
Motor/Scooter 1 1
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