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TO:       
Ethan Boxer Macomber – Planner






FROM:  
Jim Seymour – Development Review Coordinator, Sebago Technics, Inc.

RE:       
Chabad Lubavitch of Maine, Pomeroy Street: Synagogue & Family Home

DATE:   
July 5, 2005

Sebago Technics has reviewed the revised Site Plan and supporting documentation for the proposed Synagogue and family home to be located off Pomeroy Street.  The following comments were previously submitted in outline format, our current responses to revised plans are listed in italics:

1.
Stormwater Management
A.
Care must be taken not to direct any additional stormwater runoff onto adjacent properties located along Bancroft Street as a result of the proposed project being constructed.  Upon a site walk, it was apparent much off-site runoff crosses the property, and the site soil conditions are of very poor fine sand and silt.  

The applicant has contained runoff from entering abutting sites with depressed inlets and shallow ponds, and directs all runoff collections to the proposed storm drain in Pomeroy St.

B.
The design of the proposed Pomeroy Street must conform to City standards for all utilities including drainage. We are concerned with the connections of the storm drain into the apparent combined sewer of Bancroft Street.  Currently there appears to be much surface flows that get conveyed by sinkholes or unidentified channels underground. Given displacement of mapped wetlands it is clear that the road will need under drains and catch basin with curb line design for stormwater collection. All catch basin connections shall be done to a drain manhole, in accordance to City required locations within the street and constructed per the City specifications.

The current design still has not addressed impacts to the combined sewer in Bancroft Street or downstream areas of the combined sewer. Additionally the design still calls for a fairly substantial percentage increase in runoff over the pre-developed condition to the combined sewer in Bancroft Street. Following conversations with Public Works, we feel that the applicant, the City and abutters would be best served by separating the storm drain in Pomeroy (as shown), the intersection at Bancroft St., and inlet control the catch basins feeding this storm drain line with hydro-brakes or with an orifice restriction device to regulate the rate of storm water that will eventually enter the combined system. This will assist with concerns of combined sewer capacity in wet weather and with groundwater impacts. Without quantifying impacts from wetland fills and groundwater discharges from street under drains, it is difficult to determine the overall impact to the existing sewer receiving this development’s discharges. By regulating the flow and separating the stormwater to Bancroft St this will assist Public Works and the neighborhood for future separation projects. Based on field studies completed by Public Works much surface runoff is infiltrating their storm drain stubbed at Pomeroy St., so controlling the runoff to pre existing development rates or below is necessary to the city and neighborhood.

C.
Due to the requirement to construct the entire street of Pomeroy Street, the street section shall be curbed both sides, with a drain main line extending to the intersection of Motley Street and then ditch culverts as designed shall be completed to collect offsite runoff now, and be converted to a main in the future if Motley St. were to be developed.


The location of the utilities and connections are still not per City standards. The applicant needs to widen the street to the newly adopted 28 feet paved width and coordinate with Public Works on the appropriate utility locations/corridor within new streets.

D.
The engineer shall review the spillway design, which could overflow the front yard and verify the potential impacts in events over 25 year (prefer 100 yr storm) to check flood elevations or street impacts from flooding condition. 

Appears acceptable.

E.
All drainage and sewer structures located on the plan and profile sheet section, and pipes to be in the right-of way of Pomeroy Street shall be indicated on the plans with the design inverts from pipe connections, and pipe lengths and slopes.

Appears acceptable.

F.
Typical stage storage elevations for the design storm flood elevations along with a construction detail of the ponds are needed.


No detail was submitted.

G.
Please verify that runoff from the adjacent Redlon St. Development does or does not impact this project with surface runoff. Some perceptions of abutters are that the Redlon Street project does currently sheds runoff to their properties. Evidence to the actual drainage pattern will be appreciated and worth the effort to add proof and comfort to the abutters served by this project, as you could be perceived to further aggravate their impacts, with which the have expressed concerns. 


The drainage summary and calculations have now modeled adjacent developments impacts to the proposed drainage system.

H. 
Concerns from staff and abutters have raised concern about open ponds for runoff collection. Our opinion is that if the ponds were designed to be dry ponds and if there was a method to under drain them, it could alleviate some of the aesthetic and saturation concerns. We can see the need for the design engineer to use these to meet stormwater standards. The only alternative option is to place underground storage systems in-place, which are exceptionally expensive over the allowed open pond design. We encourage the design engineer to incorporate under draining collection areas, if possible.

2.
Road Access/Circulation
The section of street for Pomeroy Street shall be built to City design standards for sewer, storm drain, and all utilities, which must be in the locations as specified within City Standards for the entire street.  The typical street cross section shall be placed on the recording plat.

The street section has not been placed on their site drawing and the utility locations have not been conducted with Public Works.

The applicant shall obtain current information regarding the existing utilities, and manholes in Bancroft Street to determine whether there is adequate capacity for additional sewer and/or storm flows from Public Works. Also construction notes are needed (I e. Dig Safe notice, Street permits required, Pre-application meetings, etc).

This has not been completed to date.

Parking Lot Issues

· Snow storage location to be identified - This has not been completed to date.
· Handicapped access and spaces shown - This has not been completed to date.
· Curbing or wheel stops shown along sidewalk to building. This is acceptable.

Street Issues

· Recommend more catch basins; the length of flow is too long along curb line. 

This is acceptable
· The streets shall have the proper stop signs and pavement markings for traffic      controls.  This has been partially completed, as  pavement markings are still needed. .
· Streetlights are required at intersections.  This has not been completed to date.
· Sidewalk waiver will be needed to eliminate one side of sidewalk on Pomeroy Street.

Please show the request/waiver on the recording plat.

· Underdrains will be required due to poor sub-soils and saturation. This is acceptable.
· Recommend 8-inch water and sewer main for future connectivity.  Please obtain input from the Portland Water District to provide recommendations for potential future growth and development expansion off of Pomeroy or Motley Streets for Water services. Sewer shall be extended to at least the intersection with Kenilworth Street. This is acceptable.
3.
Grading/Erosion Control
A.
Provide inlet protection with silt sacs for catch basins in Pomeroy and Bancroft Street.  This is acceptable.
B.
Appropriate BMPs are shown installed on the plan, however we recommend a double barrier along residential properties.  This is acceptable.
C.
Although the contour grades are shown, the plan will be more beneficial if spot elevations can be provided along the building and parking lot as well.  Spot grades are useful if the ones shown represent finish grades in areas where drainage is of concern or elevation is critical in relation to the existing or proposed structure. Please indicate top of foundation grades and finish garage grades on the plans for reference. 

We recommend spot grades around north side of building. The remaining site grading appears acceptable.

4.
Utility Installation/Location
A. Letters must be obtained from utilities stating that adequate capacity exists. 

No letters have been submitted.

B. Please show where underground electrical utility services will be installed. 

This is acceptable, however we prefer transformer location too.
C. Please indicate where a new hydrant will be located if required by the fire department and the current closest hydrant to the property with travel distance to the proposed structure. 
Please coordinate with Fire Dept. for hydrant or sprinkler needs if any.

5.
General
A.
Some trees are shown planted for a visual buffer, along with other street trees as required to meet City specifications. Please refer to comments from the City Arborist regarding landscaping requirements.
B. As a result of the development of the property, does the parcel have adequate area for snow storage?  The snow storage areas should be designated on the plan.  The concern is with how snow melts in areas apparently available for snow storage will affect neighboring properties.  This has not been completed to date.
C. Will blasting of ledge be required to install the building foundations or utility trenches? Please add notes regarding if ledge removal will be conducted and if it is describe the manner that it will be performed. We request the information based on an adjacent development requiring much blasting. No specific information regarding estimates or impacts has been submitted.

D. 
Please clearly delineate wetland limits, anticipated filling areas, permits to be acquired, along with the wetland specialist whom performed the identification. Please indicate anticipated wetland fill areas and quantify the area impacted on the plan.
6.
Details
A.
Need to provide typical details for the following: driveway/parking lot pavement buildup section with dimensions and materials, underdrain, and granite curb.  Acceptable
B. Appropriate BMP details shall be included on the detail plan sheet. Acceptable

It is our understanding that there was potential for another development that would require the use of Pomeroy Street to develop a section of Kenilworth Street for a residential subdivision. We also are aware of efforts to preserve this portion of undeveloped area by land conservations, trails, and other interested groups in coordination with the City. Based on these efforts it is our opinion that the development of the entire length of Pomeroy may be excessive, expensive, and more problematic to the storm runoff and environmental issues. The current ordinances appear to require the full build-out of all of Pomeroy St. However, given the impacts of the road construction, efforts to conserve land around Motley St, if Pomeroy were only built to Kenilworth St., the reduction in pavement, impacts to wetlands, reduction in cost could offset the impacts and immediate needs for the offsite storm drain improvements which be a huge benefit to the community, watershed, and be more economical for this applicant. We urge the applicant to discuss with staff if options are available to reduce the required street length construction of the proposed Pomeroy St. as part of this project, and to lessen the impacts to the neighborhood. Please contact the Planning Department or our office with any questions.
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