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November 8, 2012  
 
Ms. Barbara Barhydt 
Planning Department 
Portland City Hall 
389 Congress Street 
Portland, Maine  04101 
 
RE:  Level I Site Plan Development Review Application 
 Motley Street Extension, Portland, Maine 
 
Dear Ms. Brahydt: 
 
On behalf of Milk Street Capital, LLC, Walsh Engineering Associates, Inc. (WEA) is pleased to 
submit the Level I Site Plan Development Review Application for the Motley Street Extension.  
The applicant is seeking to improve approximately 90 feet of Motley Street to City of Portland 
standards in order to develop five existing tax map lots (Map 177, Lots F011, F012, F020, F021, 
and F022) into two single-family residential properties. 
 
The lots are bounded to the south by land now or formerly (N/F) of Michael and Jennifer 
Gillespie, the east by Caroline Street (paper street), the north by land N/F of Steven Graney III 
and the N/F City of Portland, and to the east by Motley Street.  The site is predominantly wooded 
with moderate underbrush and ledge outcrops.  Generally, the site slopes from south to north 
with moderate to steep slopes (3% to 33%).  There are no existing wetlands on or adjacent to the 
site.   
 
The portion of Motley Street currently constructed to City standards terminates with a dead end 
at the northerly side of the site.  Water, natural gas, and overhead electric and communication 
lines extend beyond the improved portion of Motley Street to the Gillespie property.  There are 
no existing utilities services extending into the site.   
 
Existing Conditions and Existing Zoning 
The site is composed of five parcels identified on the City of Portland Assessor’s Map as Tax 
Map 177, Block F, Lots 011, 012, 020, 021, and 022 (see attached Tax Map 304) with a total 
combined area of 24,583 square feet (0.56 acres).  The combined parcel is located within both 
the Residential R-3 and R-5 zones.  The purposes of these zones are: 
 
R-3: To provide for medium-density residential development characterized by single-family 

homes on individual lots and also to provide for planned residential unit developments on 
substantially sized parcels.  Such development shall respond to the physical qualities of a 
site and complement the scale, character and style of the surrounding neighborhood. 

 
R-5: To provide appropriate areas of the city for medium-density residential development 

characterized by single-family and low-intensity multifamily dwellings on individual 
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lots; to ensure the stability of established medium-density neighborhoods by controlling 
residential conversions; and to provide for planned residential unit development on 
substantially sized parcels. Such PRUD development shall respond to the physical 
qualities of a site and complement the scale, character and style of the surrounding 
neighborhood.  

 
Currently, Motley Street is constructed to City of Portland standards for the first 456 feet from 
the intersection of Brighton Avenue.  Beyond the southerly end of pavement, the street is 
continued another 187 feet to the end of the right-of-way (R.O.W.) with a gravel surface, which 
narrows to a minimum width of 13’ to circumvent a ledge outcrop on the east side of the street 
and terminates with a dead end.  Utilities within the R.O.W. include a 4” water main, a 4” gas 
main, and overhead electric and communications, which extend to the Gillespie property at the 
end of the R.O.W.  An 8” sewer main currently terminates in a manhole at the end of paved 
section of Motley Street. 
 
Proposed Development 
The applicant is proposing to improve approximately 94 feet of Motley Street to City of Portland 
Local Street standards in order to develop two single family residential lots.  Lot 1 will have a 
total area of 12,733 square feet (0.292 acres) and Lot 2 will have a total area of 11,849 square 
feet (0.272 acres).  Street construction will consists of full depth construction of approximately 
94 feet of roadway along the centerline of the R.O.W. beginning at the southerly end of the 
existing paved portion of Motley Street.  The new section of road will consist of two 14’ wide 
lanes with 1’ wide gravel shoulders.  The new section of road will terminate north of the existing 
driveway ramp into the Gillespie property.  Due to the steep grade of the Gillespie driveway, the 
proposed pavement will terminate at an angle with the east side of the pavement terminating at 
station 4+94.7 and the west side of the pavement terminating at station 5+00. 
 
A shared 16’ wide paved driveway will be constructed for access to the two proposed single 
family residential lots.  The shared driveway will split off to each lot at approximately 118 feet 
from the centerline of Motley Street. An 11’ wide access easement will be provided on each lot 
for the benefit of the adjacent lot to provide access to the shared driveway. 
 
The existing sewer main will be extended by 117’ with 6” SDR35 pipe and terminate in a new 
manhole with a stub on the southerly side for future connection.  Separate underground gas, 
water, sewer, electric, and communication services for each proposed residential lot will be 
installed through the proposed driveway corridor. 
 
Fire Safety 
The proposed residential lots are located approximately 400-foot from a city hydrant located on 
the westerly side of Motley Street (STA 2+43±).  Therefore, the requirement of section 3, of the 
Technical Services Manual, of being located within 500’ of a hydrant has been satisfied.  A 16-
foot wide driveway will provide access to the lots for emergency vehicles. 
 
The proposed single family residential houses will be sprinkled in accordance with Section 3.3 of 
the City of Portland Technical Manual. 
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LEVEL I SITE DEVELOPMENT REVIEW APPLICATION AND REQUIREMENTS 
Per the city ordinance for Site Plan Review, the project meets the level I Site Development 
Application requirements.  Per Section 14-526, Site Plans are subject to transportation standards, 
environmental quality standards, public infrastructure and community safety standards and site 
design standards.  Each of these standards is discussed below: 
 
Transportation Standards 
The proposed Motley Street improvements will consist of an extension of an existing dead end 
street in order to serve two additional single-family residential house lots.  Loading, unloading, 
and parking for the residential lots will primarily be conducted within the driveways for the 
residential lots.  The street will remain a dead end; therefore, the proposed development is not 
anticipated to impact the existing level of service of Motley Street. 
 
Access to the proposed residential lots will be from a proposed 16’ wide shared driveway along 
the section of Motley Street to be improved to City of Portland standards.  
 
The proposed Motley Street improvements will extend the paved portion of the street 
approximately 94-feet south of the end of the existing paved portion along the centerline of the 
R.O.W.  The traveled way of the section to be improved will be widened from 13 feet to 28 feet, 
thereby increasing the functionality of the road.  The proposed improved portion of the road will 
terminate prior to the driveway ramp of the Gillespie property.  Because extension of the 
improved roadway beyond the Gillespie property driveway ramp would cause impractical 
grading and reworking of the Gillespie property driveway, we have improved the street to the 
extent practical.  The eastern edge of proposed pavement will terminate prior to the Gillespie 
driveway, allowing for room to grade it, thus creating an angled termination of pavement at the 
southerly end of the proposed street improvement.   
 
Because there is currently no sidewalk or curbing on the street and the street is not located on a 
designated school walking route, we are hereby requesting a waiver from the requirement for 
curbing and sidewalks along the street improvement section is being made. 
 
Environmental Quality Standards 
No wetlands, watercourses, floodplains, significant wildlife habitats, fisheries, or other important 
natural features are located within the site. 
 
The site will be cleared of all trees within the working section of the Motley Street R.O.W., 
along the driveway corridor, and within the building envelope of the proposed lots.  
 
Stormwater drainage patterns at the site will remain the same between pre and post development 
conditions.  In general, stormwater runoff will drain from south to north via overland flow.  
Stormwater from the improved section of Motley Street will flow along the edges of the road to 
existing catch basins located in the northerly portion of Motley Street.  The existing catch basins 
are connected to the City of Portland stormwater management system.   
 
Stormwater quantity increases will be negligible as a result of the Motley Street improvements.  
The existing ground cover consists of compacted gravel and ledge (both of which are considered 
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impervious surfaces).  Therefore, there will be no increase in impervious area as a result of the 
proposed street improvements.   
 
Erosion control measures will be implemented before and during construction, according to the 
attached erosion and sediment control plan.  
 
Public Infrastructure and Community Safety Standards 
The proposed development is a permitted use within the City of Portland Zoning Ordinance, and 
meets all other city requirements for the area.  Existing utilities include a 4” water main, a 4” gas 
main, and overhead electric and communications, which extend to the Gillespie property at the 
end of the R.O.W, and an 8” sewer main, which currently terminates in a manhole at the end of 
paved section of Motley Street. 
 
The existing sewer main will be extended with an 8” line, which will terminate in a new manhole 
at the southerly end of the proposed street improvement section.  An 8” stub will be installed and 
capped on the southerly side of the new manhole for a future connection.  Two separate 4” sewer 
laterals will be connected to the new 8” main to serve the proposed residential lots.   
 
Electricity, telephone and CATV services will be brought to the residential lots via underground 
connections to the pole located directly across Motley Street from the proposed driveway. 
 
Water services will be brought to the residential lots by connecting to an existing 4” D.I. 
waterline that runs along Motley Street.  The line is located approximately 15’ right of the 
centerline of the Motley Street R.O.W.  The connection will be made at the site driveway 
entrance.    
 
Natural gas services will be brought to the residential lots by connecting to an existing 4” gas 
main that runs along Motley Street.  The line is located within the Motley Street R.O.W.; 
however, the offset from the centerline is not known at this time.  The connection will be made at 
the site driveway entrance. 
 
Site Design Standards  
Historic Resources:  The proposed site alteration does not affect designated landmarks nor is it 
within designated historic districts or historic landscape districts.  
 
Exterior Lighting:  No additional exterior lighting is proposed for the Motley Street 
improvements. 
 
Signage:  No additional signage is proposed for the Motley Street improvements. 
 
Curbs and Sidewalks:  We are hereby requesting a waiver to eliminate the requirement for 
sidewalks and curbing for the roadway improvements (see below).  The proposed 16” wide 
access driveway and driveway apron meet the City of Portland standards. 
 
Evidence of Financial and Technical Capability 
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The applicant has retained Walsh Engineering Associates, Inc. to provide technical design and 
permitting services through the site plan review process.  WEA has permitted numerous sites 
through the City Site Plan Approval. 
 
Construction cost for the proposed site alterations is estimated to be $50,000.00 (inclusive of 
both building and site costs.)  The applicant hopes to commence construction in the spring of 
2013 with completion set for June 2013.  The project will be self-funded by Milk Street Capital, 
LLC.  
 
Evidence of Right, Title or Interest 
Please find the attached purchase and sale agreement for the purchase of the subject lots. 
 
Written Waiver Requests 
 
Street Frontage: 
We are respectfully requesting that the requirement to provide a minimum of 50 feet of improved 
street frontage in the R-3 zone per section 14-90(c) be waived.  The driveway ramp for the 
Gillespie property at the southern end of the proposed street improvements begins at the 
centerline of the Motley Street R.O.W. and rises at approximately 15% creating a change in 
grade of approximately 4 feet between centerline and edge of R.O.W.  Extending Motley Street 
into the existing driveway ramp would require significant reconstruction of the Gillepsie 
driveway in order to maintain access to their property.  Due to the ledge conditions, this 
reconstruction would cause undue hardship to both the applicant and the Gillespies.   
 
In contrast, raising the centerline grade of the proposed improvements to Motley Street will 
result in significant slope into the driveway of the Punskey property.  As well, stormwater 
drainage patterns would be significantly altered by raising centerline grade and would shed 
additional runoff onto the Punskey property.  Therefore, we are requesting that the east side of 
Motley Street be shortened by 5.3 feet along the frontage and the west side be constructed along 
the entire frontage. 
 
Sidewalks and Curbs: 
We are respectfully requesting that the requirement to construct a sidewalk and install curb along 
all frontages, per section 14-526(a)2.c(i) of the City of Portland Code of Ordinances, be waived.  
The site meets waiver requirements per section 14-506(b) by the following: 
 

1. 14-506(b)(Sidewalks)3:  A safe alternative-walking route is reasonably and safely 
available, for example, by way of a sidewalk on the other side of the street that is 
lightly traveled. 

 
Currently, Motley Street is improved for approximately 456 feet from the 
intersection of Brighton Avenue.  The current construction does not include 
sidewalk or curbing.  As the street is and will likely remain a dead end local street 
serving only residential properties, the traffic volume is not expected to 
significantly increase from the existing condition.  In addition, the street is not 
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located within a designated school walking route.  Therefore, the safety of 
pedestrians utilizing Motley Street will not be affected by the development. 
 

2. 14-506(b)(Curbing)6:  The cost to construct the curbing, including any applicable 
street opening fees, is in excess of 5% of the overall project cost. 

 
Installation of curbing and sidewalk along the new 90’ section of roadway would 
be impractical unless sidewalk and curb were also installed along the currently 
improved section of Motley Street.  The cost of retrofitting of curb and sidewalk 
along the existing section of Motley Street would exceed 5% of the overall project 
cost.  

 
Enclosed you will find one (1) copy of the Level I Site Plan Development Review Application, 
one (1) copy of full-size Site Plans, and a check for $200.00.  Electronic files will be uploaded 
following submission of the application to the Planning Division Office. 
 
I trust you will find the information sufficient for review.  We look forward to working with you 
as part of the review process.       
 
Respectfully, 
 
 
 
 
 
William R. Walsh, III, PE 
Walsh Engineering Associates, Inc.  
 
Enc. Level I Site Plan Development Review Application  
 Site Plans and Details 
 Standard Boundary Survey 
 Letter of Financial Capacity 
  Application fee    
 
cc. Mr. Scott Lalumiere, Milk Street Capital, LLC 
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 Effective August 18, 2010 

 

Level I – Site Alteration 
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 Level I:  Site Alteration site plan. 
 
Level I: Site Alteration Development includes: 
 

 Alteration of a watercourse or wetland as defined in Section 14-47 of the City Code. 
 

 Alteration of a site. The disturbance of land areas of less than one (1) acre that are stripped, 
graded, grubbed, filled or excavated. The Planning Authority shall exempt from review the loam 
and seeding of lawns and the cumulative placement of less than fifteen (15) cubic yards of fill on 
any lot provided such loaming or placement does not alter a drainage course, swale, wetland or 
redirect water onto adjoining property and does not violate any other provision of the Portland 
City Code or state or federal law. “Disturbed area” does not include routine maintenance, but 
does include re-development and new impervious areas. 

 
 The construction of any temporary or permanent parking area, paving of existing unpaved 

surface parking areas between 1,000 and 7,500 square feet, or creation of other impervious 
surface areas between 1,000 and 7,500 square feet.  

 The rehabilitation or reconstruction, but not new construction, of piers, docks, wharves, bridges, 
retaining walls, and other structures located within the shoreland zone.  

 A site alteration in which vehicle access is proposed from more than one (1) street; 

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

Applicant – must be owner, Lessee or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

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

Owner Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

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

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

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

Billing Information

Work # 

Cell #                                            Fax# 

e-mail: 

 

Applicant’s Contact for electronic plans 
 
Name: 

e-mail: 

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

Engineer Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

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

Surveyor Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

 
APPLICATION FEES: 
Check all reviews that apply. Payment may be made by Check or Cash addressed to the City of 
Portland. 
 
 
Level I Site Alteration Site Plan  
 
___ Application Fee ($200.00) 
 
The City invoices separately for the following: 

 Notices ($.75 each)  
 Legal Ad (% of total Ad) 
 Planning Review ($40.00 hour)     
 Legal Review ($75.00 hour) 

Third party review is assessed separately. 
 

Fees Paid 
(office use) 

___ 
 

 
 

Performance Guarantee:  A performance guarantee is 
required to cover all public and private site improvements.  

Required 

Inspection Fee: An inspection fee of 2% of the 
performance guarantee is due prior to the release of 
permits 
     

2% of the performance guarantee 

 

Application Check List 

Refer to the application checklist for a detailed list of submittal requirements. 

All site plans and written application materials must be uploaded to a website for review.  At the 
time of application, instructions for uploading the plans will be provided to the applicant.  One 
paper set of the plans, written materials and application fee must be submitted to the Planning 
Division Office to start the review process.  
 
Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 
14), which includes the Subdivision Ordinance (Section 14-491) and the Site Plan Ordinance (Section 
14-521).   
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Site Plans and Boundary Survey Requirements – Level I Site Alteration 

Applicant 
Checklist 

Planner 
Checklist 

Number of 
Copies 

Submittal Requirement 

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

�  �  1 
Site Plan Including the following: 

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

�  �   Location and dimension of existing and proposed paved areas. 

�  �   Location and details of proposed infrastructure improvements (e.g. ‐ curb 
and sidewalk improvements, utility connections, roadway improvements). 

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

�  �   Details of proposed pier rehabilitation (Shoreland areas only). 

�  �   Existing utilities.

�  �   Existing and proposed grading and contours.

�  �   Proposed stormwater management and erosion controls. 

�  �   Total area and limits of proposed land disturbance. 

�  �   Existing vegetation to be preserved and proposed site landscaping.

�  �   Existing and proposed easements or public or private rights of way.
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Site Plan Standards for Review of Level I:  Site Alteration 

 
Level I: Site alteration plans shall only be subject to the following site plan standards, as applicable, as 
contained in section 14-526: 

 
(a) Transportation standards:   

1.  Impact on surrounding street systems,  
2.  Access and circulation, and  
4.  Parking 

 
(b) Environmental quality standards 

1. Preservation of significant natural features,  
2. Landscaping and landscape preservation, and  
3. Water quality, stormwater management and erosion control. 

 
(c) Public infrastructure and community safety standards. 

 1. Consistency with city master plans. 
 

(d) Site design standards 
 5.  Historic resources,  
 6.  Exterior lighting,  
 8.  Signage and wayfinding, and  
 9.  Zoning related design standards.  

 
Except as provided in article III, or to conditions imposed under section 14-526(e) only, or to those 
submission requirements set forth in section 14-527 as relate solely thereto. 
 
 

     
 

 
 

PORTLAND FIRE DEPARTMENT 
SITE REVIEW 

FIRE DEPARTMENT CHECKLIST 
 
 
 

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

2. Name address, telephone number of architect 

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

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

5. Elevation of all structures 

6. Proposed fire protection of all structures 

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

sprinkled in compliance with NFPA 13D.  This is required by City Code. (NFPA 101 2009 ed.) 

7. Hydrant locations 
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EROSION AND SEDIMENTATION CONTROL PLAN 
for 

Motley Street Extension 
Motely Street 

Portland, Maine 
 

October, 2012 
 
 The following plan for controlling sedimentation and erosions is based on conservation practices 
found in the latest edition of the Maine Erosion & Sediment Control BMP’s Manual, Maine Department 
of Environmental Protection. The Contractor who implements this plan shall be familiar with this 
publication and adhere to it and the practices presented herein. 
 
1 GENERAL EROSION AND SEDIMENTATION CONTROL PRACTICES 
 
 The following is a list of general erosion control practices that will be use to prevent erosion and 
sedimentation before, during, and after the construction of this project. In addition, special care shall be 
used at all times to: 

1) Limit disturbance at the area of proposed wetland impacts, 
2) Correct any erosion problems immediately, 
3) Regularly monitor the implemented practices, especially after every rainfall, 
4) Re-vegetate disturbed areas as soon as possible after construction, 
5) Conform to all requirements/standards of Natural Resources Protection Act (NRPA). 

 
 
Construction Entrance 
A 25’ long stabilized stone construction entrance will be installed at the end of the existing paved 

portion of Motley Street in accordance with the Maine DEP erosion and sedimentation control BMP 
manual.  The construction entrance will be maintained until the roadway construction has been stabilized 
with compacted base gravel. 

 
Silt Fence and/or Erosion Control Mix Sediment Barriers 
As noted on the plans, silt fence and/or erosion control mix sediment barriers will be installed 

along the down gradient side of the proposed road, driveway, and the proposed buildings prior to any 
construction activities.  
  
 Emergency Provisions 
Should a storm be predicted, the contractor shall cover any excavated areas with stone to prevent erosion. 
 
2 MONITORING SCHEDULE 
 The contractor shall be responsible for installing, monitoring, maintaining, repairing, replacing, 
and removing all of the erosion and sedimentation controls or appointing a qualified subcontractor to do 
so.  Maintenance measure will be applied as needed during the entire construction cycle. Immediately 
following any significant rainfall, and at least once a week, a visual inspection will be made of all erosion 
and sedimentation controls as follows.  Erosion control mix sediment barriers and/or silt fence shall be 
inspected and repaired. Sediment trapped behind these barriers shall be excavated when it reaches a depth 
of six inches and redistributed to areas undergoing final grading.   
 
3 EROSION CONTROL REMOVAL 
 An area is considered stable if it is paved or if 80% growth of planted seeds is established. Once 
an area is considered stable, the erosion control measures can be removed. 












