11 POMEROY STREET: LEVEL II REVIEW – Street Construction/LEVEL I REVIEW – SF Home
RED = DMP, BLUE = DAVE SENUS; ORANGE = ANN MACHADO; PURPLE = TOM ERRICO; GREEN = JEFF; OTHER = ND

	14-403 Street Extension
	Preliminary Plan 3/12
	9/12
	11/12
	4/16/13 
	5/23/13
	6/19/13

	Transportation
	Impact on street system
	N/A
	
	
	
	There is currently an intermittent stream running down what will be the center of the new proposed Pomeroy St.  In the past this water flowage has caused icing problems in Bancroft St.  This problem has been corrected.   If for some reason as a result of this project the icing problem returns, and we do not expected it to, the applicant shall be responsible for making the necessary changes to correct
	Include as condition of approval.

	
	Access & Circulation
	A turnaround is required at the end of the proposed street, per the City of Portland Technical Manual and the Department of Public Services.  Please define with easements.   
The applicant should provide a vehicle turnaround per DPS requirements.
	No turnaround added.  
	Added turnaround
	The turnaround should be revised to have a depth of 30 feet.
	I have reviewed the current site plan details and I find the driveway and turnaround designs to be acceptable. I have no further comment.   
	Need easement as condition of approval.

	
	
	Sidewalk crossing details with ADA warning strip shall be reviewed and approved by Bruce Hyman (400-9243) of the Department of Public Services.
	No crossing detail is now shown
	Added detail, but not clear how sidewalk interfaces with curbing?
	N/A.  Sidewalk eliminated.  No further detail required.
	
	

	
	
	In accordance with Section 1 of the City of Portland Technical Manual: The aggregate base course for a bituminous sidewalk should be 10” of Type B gravel per Figure I-12
	Comment has been adequately addressed.
	
	N/A. Sidewalk eliminated.
	
	

	
	
	Vertical granite curbing and terminal curb details should be per Figure I-16.
	Comment has been adequately addressed.
	
	N/A. Curbing eliminated.
	
	

	
	Public Transit
	N/A
	
	
	
	
	

	
	Parking
	N/A
	
	
	
	
	

	
	TDM
	N/A
	
	
	
	
	

	Environmental
	Preservation of Significant Natural Features
	The previous site plan prepared in 2005 was granted a MaineDEP Tier 1 NRPA Permit for 13,028 square-feet of wetland disturbance; the current amended project will disturb only 10,462 square-feet, and the applicant intends to work with MaineDEP to coordinate the update of this permit. Woodard & Curran recommends that the approved amended MaineDEP permit be forwarded to the Planning Division upon receipt.    
	The Applicant has stated that they intend to submit the updated MaineDEP Tier 1 NRPA Permit upon receipt.
	No permit provided. Will be resubmitted.
	The previous site plan prepared in 2005 was granted a MaineDEP Tier 1 NRPA Permit for 13,028 square-feet of wetland disturbance; we understand the Applicant intends to work with MaineDEP to update this permit. We request that the approved, amended MaineDEP permit be forwarded to the Planning Office upon receipt.
	Revised permit application provided (9,980 SF of wetland disturbance), but no permit.
	Include as condition of approval

	
	Landscaping & Landscape Pres.
	
	
	
	Street tree conflict w/ swale?  

Conflict w/ underground electric?
	Revised to assure no conflicts
	Check w/ Jeff.

	
	Water Quality, Storm Water Mgt, Erosion Control
	The site plan proposes two drainage pipe inlets located on either side of the residential driveway. These inlets have proposed invert elevations that are below the existing ground surface elevation, and are located in close proximity to existing wetlands. Surface and shallow groundwater associated with these wetland areas will likely enter the roadway drainage system through these inlets, affecting the hydrology of the adjacent wetland areas. Although review of wetland impacts will be performed by MaineDEP, the addition of this “non-contaminated” water source into a drainage system that discharges into the city’s combined sewer is not allowed unless approved by the City Engineer (Section 2.1.1 of City of Portland Technical Manual). 
	Refer to Comment 1 in memo from David Margolis-Pineo, Dept. of Public Services dated September 19, 2012.  
	Eliminated curbing, drainage pipes, added culvert under driveway.  Drainage easement to Briggs, etc.? N/A.
	Eliminated curbing & added French drain.  NO EASEMENTS REQUIRED.
	
	

	
	
	The project falls within the Capisic Brook Watershed, which is classified as an Urban Impaired Stream by the MaineDEP. The City of Portland requires that all development, except single and two-family homes, subject to City of Portland review, shall be required to comply with the Urban Impaired Stream Standard pursuant to MaineDEP Chapter 500 Stormwater Management Rules if they are located within an Urban Impaired Stream watershed (Technical Manual, Section 5. II. Applicability in Portland. A.). A project in the direct watershed of an urban impaired stream must pay a compensation fee (as allowable by the City) or mitigate project impacts by treating, reducing, or eliminating an off-site or on-site pre-development impervious stormwater source following the guidance outlined in MaineDEP Chapter 500 standards. The Level II Site Plan application associated with the Pomeroy Street construction shall be subject to meeting the Urban Impaired Stream Standard. The application must address a means of meeting the Urban Impaired Stream Standard.  
	The applicant requests to pay an In-Lieu Compensation Fee to meet the UIS Standard.  The Applicant should provide a calculation of the fee based on the table in MaineDEP Chapter 500 Section 6.A.(1); refer to Technical Manual, Section 5 for a copy of the Chapter 500 Standards.
	
	As noted in previous review memos, the Applicant requests to pay an In-Lieu Compensation Fee to meet the Urban Impaired Stream Standard. The Applicant has provided calculations for this fee in a letter to the City dated November 12, 2012; calculations based on the table in MaineDEP Chapter 500 Section 6.A.(1). The fee calculation provided by the Applicant appears to include areas associated with the single family residential house. The calculation should be revised to only consider the new landscaped and non-roof impervious areas associated with the roadway.


	
	INCLUDE $890 contribution (per 5/23 submittal) AS CONDITION OF APPROVAL

	
	
	Basic Standards: The plans and application for both the Pomeroy Street construction and the single family residential lot have been prepared in accordance with the Basic Standards.
	Comment has been adequately addressed.
	
	
	
	

	
	
	General Standards: Based on the Project Data Sheet submitted by the applicant, the new roadway (Level II Site Plan Application) will create 7,731 SF of new impervious area and approximately 11,500 SF of “disturbed area.” The applicant must provide a stormwater management plan addressing the general standards for the new impervious and developed area, and the site plan must include stormwater best management practices in conformance with the general standards. 
	Comment has not been addressed by the applicant.
	
	The Applicant proposes to collect and manage stormwater runoff generated from the impervious roadway through a “curtain drain” along the eastern edge of the roadway. The curtain drain will provide minimal water quality treatment, as it is currently designed with a stone surface and underdrain stone (no fine filter layer). The construction detail should include a minimum of 18” of underdrain gravel or a sand filter layer to provide additional means of filtration; preferably located between the larger surface stone and the base underdrain stone. 

As designed, the roadway cross slope transitions to the curtain drain inslope (3:1) along the eastern edge of the road with no shoulder to back the pavement. The design should include at minimum a 12” shoulder to back the pavement edge. The loam & seed inslope to the curtain drain should either be sodded or should include a temporary erosion control matting to prevent erosion of the loam into the curtain drain.

The design should include an inlet (catch basin or area drain) at the end of the curtain drain, approximately STA 0+15, where the drain has an angle (elbow). The inlet will allow for a clean out at this transition and will provide a high-flow inlet into the system. The design should include a cleanout riser at the top of the curtain drain, approximately STA 2+00. The pipe crossing Pomeroy Street from the end of the curtain drain to the existing catch basin in Bancroft Street should be 10” solid pipe (pipe material meeting City Technical Standard 2.5.2).
	The Curtain Drain detail on C-5 has been revised to include an 18” sand filter layer. The detail states that the sand filter layer shall be “Per City of Portland Specifications”.  The City of Portland does not provide specifications for a sand filter; however, MaineDEP does define a sand filter material in their Maine Stormwater Best Management Practices Manual, Volume III. BMP Technical Design Manual Chapter 7.3 - Underdrained Subsurface Sand Filter BMP (note that this Chapter describes a different type of BMP than in the Applicant’s proposal, but the filter layer can be considered applicable to this project).

In addition, the Applicant should avoid using filter fabric across the filter system due to potential clogging and should include a gravel transition layer between the sand filter and the crushed stone bedding material, refer to 7.3.3 Pipe Bedding and Transition Zone.

The design should include an inlet (catch basin or area drain) at the end of the curtain drain, approximately STA 0+15, where the revised plan shows a clean-out. The inlet will allow for a high-flow inlet into the system.
	Comment has been adequately addressed (per 6/20 email from DS)

	
	
	Flooding Standard: The applicant has provided a Stormwater Management Report with a HydroCAD analysis of the 2, 10, and 25 year, 24 hour storm events modeled for the predevelopment and post-development conditions. The runoff analysis indicates that the project will reduce peak flowrates at the project study point, a combined sewer inlet on Bancroft Street. The applicant should address the following:  The input parameters for Sheet Flow for SA-1 (Pre) and SA-11 (Post) should be the same, as this area will not change as a result of the project. 
	The time of concentration lines for SA-1 (Pre) and SA-11 (Post) are shown on Sheets 6 & 7.  These Tc lines show a 150’ length of SHEET flow at the far east edge of the drainage boundary.  Because there are no proposed changes in this area, the HydroCAD model should reflect the same slope and cover type for this 150’ length of sheet flow in the pre & post condition. Please revisit the model and adjust accordingly.
	
	The Applicant has provided a Stormwater Management Report with a HydroCAD analysis of the 2, 10 and 25-year, 24 hour storm events modeled for the predevelopment and post-development conditions. The runoff analysis indicates that the project will reduce peak flowrates at the project study point, a combined sewer inlet on Bancroft Street. As such, the project is in general conformance with the Flooding Standard.
	Comment has been adequately addressed.
	

	
	
	The Stormwater Management Plan will need to include a stormwater inspection and maintenance plan for all stormwater BMP’s designed to meet the General Standards, developed in accordance with and in reference to MaineDEP Chapter 500 guidelines and Chapter 32 of the City of PortlandCode of Ordinances.   
	The Applicant has stated that they will add an Appendix D to The Stormwater Management Plan, which will include reference to Chapter 32 of the City of Portland Code of Ordinances. The revised Stormwater Management Plan has not been received at this time.
	
	The Stormwater Management Plan includes a stormwater inspection and maintenance plan.  The plan includes excerpts from the MaineDEP Chapter 500 guidelines and Chapter 32 of the City of Portland Code of Ordinances, and includes an inspection & maintenance log. Both the plan and the log should be amended to include specific instruction for the inspection and maintenance of the “curtain drain” system proposed alongside the roadway edge. The plan states that the Applicant will be responsible for all maintenance activities within the roadway until such time that the roadway is turned over to the City of Portland. The Department of Public Services should confirm that they accept the inspection and maintenance responsibilities for the roadway drainage system as designed. CONF FROM DMP PROVIDED per comments on 4/16 plans.
	Comment has been adequately addressed.
	

	Public Infrastructure & Comm. Safety
	Consistency with Master Plans
	OK
	
	
	
	
	

	
	Public Safety & Fire Prevention
	
	
	
	Moved hydrant – OK w/ CP per 2/24/13 development review meeting.
	
	

	
	Public Utilities
	The City of Portland Technical Manual (adopted 7/19/10 and revised 6/17/11) states in 2.1.1, “The introduction of non-contaminated water such as rain water, non-contact cooling water, groundwater from foundation drains, sump pumps, surface drains or any other sources of inflow shall not be allowed to discharge into a sewer which conveys sanitary waste unless approved by the City Engineer.  When no other practical alternatives exist, this condition may be waived by the City Engineer.”  If the City Engineer should allow what is being proposed, a hydraulic analysis should be conducted to assure there will not be backups to the city’s sewer due to the additional surface water drainage.  The applicant is encouraged to seek an alternative mechanism for managing stormwater.    
	The applicant has not changed the design.  The design as shown is not allowable.
	
	This issue has been resolved.
	
	

	
	
	The proposed pipe into existing sanitary manhole does not meet Technical Manual standards. 
	Design still does not meet Technical Manual Standards.
	
	Design has been changed to resolve this issue.
	
	

	
	
	Drain manholes shall have channels installed.
	
	
	
	
	

	
	
	All precast structure castings shall meet Technical Manual requirements or approved equal.
	
	
	
	
	

	
	
	As shown, drainage easements may be required.  (Note that the Planning Division will review this comment and provide further information on any necessary easements.)
	
	
	
	
	

	
	
	Proposed storm drain piping within the city right-of-way (ROW) shall meet the material requirements noted in Section 2.5.2 of the City of Portland Technical Manual. The plans should note an acceptable storm drain pipe material or note acceptable pipe material options for storm drain pipe within the city ROW.
	Comment has been adequately addressed.
	
	
	
	

	
	
	In accordance with Section 2 of the City of Portland Technical Manual: 

a) Precast Manholes should be per Figure II-1.

b) Precast Catch Basins should be per Figure II-2.

c) Typical Pipe Trenches should be per Figure II-12.
	Comment has been adequately addressed.
	
	
	
	

	Site Design
	Massing, Ventilation, Wind Impacts
	N/A
	
	
	
	
	

	
	Shadows
	N/A
	
	
	
	
	

	
	Snow and Ice Loads
	N/A
	
	
	
	
	

	
	View Corridors
	N/A
	
	
	
	
	

	
	Historic Resources
	N/A
	
	
	
	
	

	
	Exterior Lighting
	Street light spacing and type should meet Technical Manual requirements.  I am checking on the statement made in Note 21 stating that CMP will supply.  This assumption may change. 
	Applicant will be required to supply and install all street lighting which will become the property of the City upon acceptance.  Lighting shall meet City standards which includes installing a meter.  Please add a note to consult with Kevin Thomas  prior to installation.
	Note added.
	Please add street light detail.

	Detail added.  OK.

One at corner – does not meet standard (every 120’). Note that, when and if the proposed outparcel is developed, additional lights will be required on Pomeroy Street.
	

	
	Noise and Vibration
	N/A
	
	
	
	
	

	
	Signage and Wayfinding
	N/A
	
	
	
	
	

	
	Zoning Related Design Standards
	N/A
	
	
	
	
	


	Additional Submittals 
	Preliminary Plan 3/12
	9/12
	11/12
	4/16/13
	5/23/13
	6/19/13

	Waivers
	The applicant should conduct a detailed analysis supporting a waiver for sidewalks as specified by the City Ordinance.

As in 2005, the applicant has requested a sidewalk waiver for the west side of Pomeroy Street. This waiver was granted for the prior submittal. However, a new sidewalk waiver request, complete with justification, should be submitted as part of the current proposal. 
	Not provided.  Requested again.
	
	PROVIDED 4/15/2013 (significant features, none w/in 1000 ft). I have reviewed the application details and information provided by the applicant and it is my professional opinion Pomeroy Street meets two sidewalk waiver criteria.  These include loss of significant site features (In this case the environmental impact of a wider paved facility is significant) and a safe walking alternative exists (given the unlikelihood Pomeroy Street will be extended and that it will provide access only to the subject property, low traffic volumes and speeds are expected.  I find a shared roadway condition to be acceptable).
	
	

	
	
	
	Provided curb waiver request 11/12/2012 (Cost, significant natural features, runoff)
	
	Public Services is agreeable to waiving the curb requirement for the Pomeroy St project.  With the elevated street directing all street drainage to a soil filter for treatment, curb would imped the drainage for this treatment.  
	

	Plan edits
	Please add a note to plans that all work within the proposed Pomeroy Street right-of-way shall meet City of Portland Technical Manual standards.
	
	
	Note 26 on Sheet 1 now states this
	
	

	
	On Sheet 1 please indicate the status of the streets shown (i.e. accepted, vacated, paper, etc).  In addition, please show Kenilworth Street.  A separate survey plan for acceptance is suggested.  .
	
	Updated note (Kenilworth is vacated).
	Issue addressed.
	
	

	
	Please indicate the total right-of-way width and distances to property lines on Sheet 1.
	
	
	
	
	

	
	Sheet 1 should be on the Maine State Plane for acceptance.
	
	
	Plans are now on ME state plane.
	
	

	
	Sanitary manhole rims are not acceptable as an official city benchmark. 
	The site bench mark is now on a PK in Bancroft St.  What City of Portland benchmark was used to set this benchmark (Note 22)?
	
	Provide information on what benchmark was used.
	
	

	
	Please define the area of Pomeroy St. to be accepted with linework, bearings and distances and granite survey monuments. 
	Bearings and distances are now shown but the information is not clear with all the over writes.  A clear separate roadway survey plan for acceptance will be required.
	
	Issue resolved


	
	Monumentation requirements?

	Other
	Please provide evidence of the applicant’s financial capacity to complete the proposed development.  
	Provided letter showing Windsor Construction has capacity.  Email from AM 9/20/12 states that Windsor will finance the project for applicant.  
	Provided letter from Gorham Savings Bank stating that King Weinstein has capacity to finance Wilansky project.  
	
	
	

	
	Please submit plans for the attendant single family residence for purposes of clarification of uses.   
	
	
	
	
	


	Single Family House
	Preliminary Plan 3/12
	9/12
	11/12
	4/16/13
	5/23/13
	6/19/13

	Transportation


	2. Access & circulation (a.(i) and (ii); c)
	
	
	
	I have reviewed the most recent plan for the above noted project and would recommend that that driveway width be 10 feet wide (the minimum width allowed under City standards).  
	I have reviewed the current site plan details and I find the driveway and turnaround designs to be acceptable. I have no further comment.
	

	
	4. Parking (a.(i) and (iv))
	
	
	
	
	
	

	Environmental
	1. Preservation of significant natural features
	Driveway through wetlands.  Disturbing 10,462 SF total.  Need updated NRPA Tier 1 Permit.  Level I not subject to Urban Impaired Stream

No significant waterfowl, shorebirds, etc. habitat (per DEP mapping)

No significant vernal pools (per DEP mapping)

No significant animal habitat or rare plants
	
	
	The design of the entrance driveway and associated driveway inslope will direct runoff from the single family residential lot and other upland areas (conveyed through a culvert below the driveway) across the Briggs property. The site plan should be modified to prevent an alteration of flow onto the neighboring property, and provide a means of conveyance on the Applicant’s property and within the proposed Pomeroy Street Right-of-Way.
	Comment has been adequately addressed.
	

	
	2. Landscaping & landscape pres. (a. and b.(iii))
	In accordance with Section 14.526(b)2.a., 30% of trees over 10” DBH within the setback should be preserved. 
	Added note.  CHECK W/ JEFF RE IDENTIFYING IN FIELD.  JT SAYS NOT NECESSARY.
	
	Add treeline.
	The project should consider adding three additional White Pine trees or appropriate landscape buffering to the residence to the South or left back property line.  (this would be next to the line of trees shown on the plan).
The project owner could select tree or shrub type to place along or near the property line.  This could include White Pine 4-5' H, Lilacs, winterberry, Viburnum 24-36" H for shrubs. The placement of plants or screening along rear setbacks is often used

or recommended on these non-traditional lots where most of the visual impact is along the back property lines.
	Added buffering to north side with note.  Check w/ Roger/Jeff.

	
	
	Two street trees are required per single family lot.  Please clarify whether additional trees will be planted or existing trees will be preserved in order to meet this requirement. 
	Placed across street.  JT SAYS OK.
	
	MOVED TO southwest side.  OK
	
	

	
	
	As noted in the city’s comments regarding your proposal for the construction of Pomeroy Street (dated 6/13/12), there are considerable wetlands and drainage issues on the site.  As designed, there is a significant possibility that the site’s wetlands will be drained into the city’s combined sewer system, ultimately changing the hydrology of the surrounding area.  The city’s Department of Public Services has indicated that non-contaminated water will not be allowed to discharge into the sewer system unless no other practical alternatives exist (see comments from David Margolis-Pineo, dated May 31, 2012 and David Senus, dated May 30, 2012, attached here).  Other outlets or mitigation measures should be explored.
	SEE ABOVE
	
	SEE ABOVE
	SEE ABOVE
	

	Public Infrastructure & Comm. Safety
	1. Consistency with master plans
	OK
	
	
	
	
	

	
	2. Public safety and fire prevention
	LI Minor Residential application states that home will be sprinkled in accordance w/ city standards. 
	OKAY PER CP 7/11/12
	
	
	
	

	
	3. Availability and capacity of utilities (a., c., d., and e)
	See DMargolis-Pineo’s comments re stormwater/drainage above.

	
	
	
	
	

	Site Design
	5. Historic resources
	N/A
	
	
	
	
	

	
	9. Zoning-related design standards
	N/A in R-3
	
	
	
	
	


	Additional Submittals 
	Preliminary Plan 3/12
	9/12
	11/12
	4/16/13
	5/23/13
	6/19/13

	Plan edits
	Distances to property lines 

Limit of disturbance 

Foundation/perimeter drain outlet 

Existing vegetation to be preserved 

Proposed site landscaping 
	
	
	
	
	

	
	Written description of existing easement on north side of property 


	PROPOSED.  NOT PROVIDED.  BUT THIS IS OK?
	
	
	
	INCLUDE AS CONDITION OF APPROVAL?

	
	Information regarding site lighting.  As a reminder, exterior lighting should be full cut off.   
	
	
	
	Indicate in a note that, in accordance with the city's general standards, all light fixtures on the site will be full cutoff in design.
	Added note #33.  OK.

	Other
	A written description of the outsale of the land that will be recorded at the registry of deeds.
	I'm all set with the deed description for the outsale  
Before the certificate of occupancy can be issued, our office needs the recorded description of the out sale parcel.
	
	
	
	Include recorded deed as condition of approval.

	
	That the site plan show the footprints of the three porches that are shown on the building plans.
	Third, I still can't sign off on the site plan. Two of the three porches are now shown but the 8' x 47' porch on the "front" of the house, north side, facing Bancroft Street is not shown on the site plan.  
	This approval is based on the site plan that was dated 4/15/ 13 and uploaded 4/16/13. The relocated building footprint meets all the requirements of the R-3 zone. Zoning is all set
	
	
	


BACKGROUND
R-3 District: 

Family - up to 16 unrelated people

Places of assembly – conditional (if over 15 people?)

Two-family - conditional

TOTAL wetland impact: 9,980 SF (13,028 in 2005 plans; 10,462 in preliminary plans)
TOTAL area of disturbance: 28,992

TOTAL impervious: 12,451 SF (14,593 in preliminary plans)

TOTAL footprint: 2,688 SF

CONDITIONS/NOTES FOR APPROVAL
· Monitoring for ponding?

· Easements – turnaround; landscaping?
· Updated NRPA wetland disturbance permit

· UIS contribution
· Monument at corner?

· Deed for outsale recorded prior to CO
· Note re stormwater system to be passed to city.
