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April 5, 2017 
 
 
 
 
Chairperson, Zoning Board of Appeals 
City of Portland 
389 Congress Street 
Portland, ME 04101 
 
Northeast Air Hangar Replacement – Practical Difficulty Variance Application 
Portland Jetport 
 
Dear Members of the Board: 
 
On behalf of Northeast Air, we have prepared this Practical Difficulty Variance Application in support of 
an aircraft hangar replacement project at the Portland International Jetport fronting Westbrook Street.  
The antiquated hangar is privately owned and upon ground lease by Northeast Air (NEA) from the City of 
Portland and is in need of modernization to meet the current aircraft storage and operational needs.   The 
hangar replacement requires a taller and rectangular shape to accommodate modern aircraft.  Since a 
portion of the existing building is located within the Westbrook Street front yard setback, a Practical 
Difficulty Variance is needed from the Portland Zoning Board of Appeals to accommodate the dimensional 
changes. 
 
Project Introduction and Background: 
 
Northeast Air (NEA) is a long standing Fixed Based Operator (FBO) at the Portland International Airport 
in operation since 1969.   As a FBO, NEA provides vital services to the operations of both commercial 
and private airport clients to include aircraft maintenance, apron and hangar management, aircraft re-
fueling and de-icing, charter services and aircraft management.   All commercial airports have one or 
more FBO’s to provide the needed airport services for its general aviation and commercial aviation 
carriers.  
 
The Portland International Jetport through its FAA approved masterplan and it’s federal grant 
assurances, provides ground leases to airport operators to provide the aviation ground support services 
necessary for successful airport operations.  NEA is a significant provider of airport services at the 
Jetport and recently made appreciable investments to its terminal building next to the General Aviation 
(GA) ramp.  As part of NEA’s long-term tenancy and investment at the Jetport, they have made a 
commitment through ground leases to manage and replace an existing antiquated hangar along 
Westbrook Street next to the GA apron and runaway 18-36.    
 
The hangar replacement project is located in an older section of the airport and that includes a row of 
aircraft hangars constructed in the early 1970’s that have exceeded their useful design life with the 
exception of the former “Neptune Properties” hangar which was constructed in the mid 2000’s.   As a 
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condition of the Portland Jetport’s ground lease to NEA, hangar improvements are required to continue 
servicing the modern general aviation market sector at the airport.   
 
As shown on the attached site plan and survey, the existing hangar is partially located within the 
Westbrook Street front yard setback.  Given the age of the hanger (early 1970’s) together with the 
reconstruction/re-alignment of Westbrook Street in the 1990’s, the existing hangar became an allowed 
non-conforming building within the front yard setback of Westbrook Street.    The modernization of the 
hangar will necessitate a taller and rectangular shaped building along the same building front line that 
exists today requiring a Practicable Difficulty Variance. 
 
Project Site:  The project site is currently developed as aircraft hangar space adjacent to the GA apron 
that is under lease by Northeast Air (NEA) from the City of Portland.  The hangar is located within the 
City of Portland’s Airport Business Zone.    
 

1. The City Chart, Block and Lot number is 199 A000012. 
2. Property Owner:  City of Portland with sublease to the Northeast Air. 
3. Physical Address:  1071 Westbrook Street 
4. Current and Proposed Use:  Aircraft Hangar 
5. Zoning:  Airport Business (Section Sec. 14-199. Dimensional requirements). 
6. Existing Hangar:  9,912 square feet by 25 feet tall at the peak and 21 feet at the eave. 

 
Development Program:  The project will include the following: 
 

1. Removal of the “North Hangar building.”  

2. Construction of a new 120 foot by 80 foot (9,600 square feet) pre-engineered metal building to 
accommodate jet and commercial aircraft hangar space. The new hangar requires a uniform 
height of 38’-4” (top of roof) along Westbrook Street with a mono-slope roof increasing to a 
height of 40 feet at the hangar door on the airfield side of the hangar. 

3. Limited site improvements on the public side and aircraft side hangar.  The site work is generally 
expected to be limited to land area necessary for utility improvements, building construction, 
driveways and pedestrian access.  

Practical Difficulty Need and Standard:   
 
Project Need: 
 
The project will include the replacement of an antiquated hangar located on leased property from the 
City of Portland and located along Westbrook at the Portland International Jetport under lease to NEA.   
Since the existing hangar is located partially within the front yard setback of Westbrook Street and is a 
legal non-conforming structure, the replacement project will require a Practicable Difficulty Variance to 
grant a variance from the dimensional standards of the Portland Land Use Code as follows: 
 

1. Increase in building height within the front yard setback of Westbrook Street over what 
currently exists today.  The existing building has a gabled roof at the front with a peak height of 
25 feet and eave height of 21 feet along Westbrook Street.  The new hangar requires a uniform 
height of 38’-4” (top of roof) along Westbrook Street with a mono-slope roof increasing to a 
height of 40 feet at the hangar door on the airfield side of the hangar.  The allowable maximum 
height in the A-B zone is 45 feet within 100 feet of Westbrook Street.  While the increase in 
height is compliant with the zoning, a portion of the building to be replaced is within the 
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Westbrook Street front yard setback and will need to be increased in height over what exists 
today to meet the operational requirements. 

 
2. Extend the existing width of the legal non-conforming structure along the Westbrook Street 

frontage from 100 feet to 120 feet within the setback.  As shown on the site plan this is a 
relatively small area of expansion in the front setback and necessary to create a uniform 
building shape.  The overall building size will be smaller than what currently exists but will be a 
more efficient shape for a jet aircraft hangar.   

 
In support of this application we offer the following information demonstrating consistency and 
compliance with the Practical Difficulty standards set forth in section 14-473 (b)1(a-f) of Chapter 14 of 
the Portland Land Use Code. 
 
Practical difficulty variance criteria:  
  

1. The need for a variance is from dimensional standards of the Land Use Zoning Ordinance (lot 
area, lot coverage, and frontage or setback requirements).  

 
Response: The variance required is to allow for accommodations to the dimensional standard 
for height and front setback as defined in the Airport Business Zone (Section Sec. 14-199. 
Dimensional requirements) as follows:  
 

a. Increase in building height within the front yard setback of Westbrook Street over what 
currently exists today.  The existing building has a gabled roof at the front with a peak 
height of 25 feet and eave height of 21 feet along Westbrook Street.  The new hangar 
requires a uniform height of 38’-4” (top of roof) along Westbrook Street with a mono-
slope roof increasing to a height of 40 feet at the hangar door on the airfield side of the 
hangar.  The allowable maximum height in the A-B zone is 45 feet within 100 feet of 
Westbrook Street.  While the increase in height is compliant with the zoning, a small 
portion of the building to be replaced within the Westbrook Street front yard setback 
will need to be increased in height over what exists today to meet the operational 
requirements for jet aircraft storage. 

 
b. Extend the existing width of the legal non-conforming structure along the Westbrook 

Street Frontage from 100 feet to 120 feet within the front yard setback.  As shown on 
the site plan this is a relatively small area of expansion in the front setback and 
necessary to create a uniform building shape.  The overall building size will be smaller 
than what currently exists but will be a more efficient shape for a jet aircraft hangar.   

  
2. Strict application of the provisions of the ordinance would create a Practical Difficulty, meaning 

it would both (1) preclude a use of the property which is permitted in the zone in which it is 
located, and also (2) would result in significant economic injury to the applicant.  (“Significant 
Economic Injury” means the value of the property, if the variance was denied, would be 
substantially lower than its value if the variance were granted).  To satisfy this standard, the 
applicant need not prove that denial of the variance would mean the practical loss of all 
beneficial use of the land.   
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Response:  An aircraft hangar must be of dimensional uniformity and height to accommodate 
the unique configuration of a variety of aircraft sizes.  As shown on the enclosed exhibits, the 
aircrafts to be stored in the hangar include a variety of jet aircraft with varying wing spans and 
tail heights.  As a result of these specialized requirements, a variance is necessary to 
accommodate the dimensional characteristics of the aircraft to include increased height and 
width along the current building line to provide for a uniform geometric shape.   
 
When the original hangar was constructed in the 1970’s, the aviation industry focused on 
relatively small single engine and turbo aircraft that fit within the original hangar dimensions.  
As the aviation industry has evolved and the Jetport developed into a large commercial carrier 
including the age of regional and private jets.  This evolution has demanded space for larger jet 
aircraft.  NEA customers are now in need of both apron and hangar space to accommodate jet 
aircraft such as Falcon 900, Cesena Citation XL, Regional jets such as the CRJ’s, Gulf Stream 200 
series and Citation 10.  This requirement together with the structural building components and 
apron side access door combine to require a minimum inside clear height of 33’-4” feet to 
accommodate the aircraft tail height and provide for safe clearance between the internal 
structure and aircraft.  Enclosed with this submittal are building cross-sections with the design 
aircraft positioned in the building to demonstrate the height requirements.  
 
For the Jetport’s general aviation sector to remain competitive in the market place, the FBO 
must be able to provide the physical space to accommodate the market driven aircraft.  
Operationally, hangars provide for efficient and effective storage especially during winter 
conditions to maintain a climate controlled space.  This is important since equipment and goods 
in aircraft are often temperature sensitive.  In addition, cold and moisture present icing and 
snow accumulations concerns, Storage in hangars ensure the aircraft are not subject to these 
conditions improving safety and prepared readiness for departures.  Customers who own or 
operate this multi-million aircraft demand protection of this investment through hangar space. 
 
Without the increased height and geometric modifications to the hangar as proposed the 
investment in the hangar is not justified since NEA would not be able to accommodate the jet 
aircraft.  Please refer to the letter provided by Northeast Air documenting the economic 
impacts.  
 

3. The need for a variance is due to the unique circumstances of the property, and not to the 
general conditions in the neighborhood.  

 
Response: By nature, airports have unique operational requirements.  An aircraft hangar must 
be of dimensional uniformity and height to accommodate the unique configuration of a variety 
of aircraft sizes.  As shown on the enclosed exhibits, those aircrafts to be stored in the hangar 
include a variety of jet aircraft with varying wing spans and tail heights.  As a result of these 
specialized requirements, a variance is necessary to accommodate the dimensional 
characteristics of the aircraft. 

  
4. The granting of the variance will not produce an undesirable change in the character of the 

neighborhood and will not have an unreasonably detrimental effect ton either the use or fair 
market value of abutting properties. 
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Response:  The project use will be identical to the existing use and is located within an operating 
airport consistent with the area uses.  The characteristics of the surrounding area (Hangar and 
Aircraft Apron) is compatible with the intended use and will not result in any changes to the 
character of the area.  By virtue of the project including the replacement of an antiquated 
hangar with a new modern hangar, the value of the property will increase.  The abutting and 
general area will also benefit as an operating airport with a new hangar that can accommodate 
modern jet aircraft increasing the economic value of the Jetport. 
 

5. The practical difficulty is not the result of action taken by the applicant or a prior owner.  
 
Response: The practical difficulty is due to the age of the building, changes in zoning, evolution 
of the airport/aviation industry and the City reconstructing Westbrook Street in the 1990’s.  
Since the time of the original hangar construction (1970’s), the FAA and airport classification has 
changed to meet modern aircraft and safety standards under FAA regulations. 
 
In addition, the aviation industry has evolved with newer aircraft types, governing regulations 
and requirements.  These factors combined with physical and dimensional changes over time 
and improvements to Westbrook Street have resulted in the need for this variance and are not 
the result of actions taken by the current or prior owners, but instead modernization of the 
aviation industry. 

  
6. No other feasible alternative is available to the applicant, except a variance;  

 
Response - Location of Hangar:   
 
There are no practicable alternatives to relocate the hangar due to lack of land, development 
costs, FAA restrictions, operational complexities (need for airport escorts, taxiway/runway 
incursions), and logistics if separated from fuel, maintenance, operations/services.   The 
Portland International Jetport is a developed operating commercial airport with designated use 
areas throughout the airport.  These areas are incorporated into the Jetports approved 
Masterplan which includes designated areas for commercial aircraft, terminal space, aircraft 
gates, general aviation, cargo, runways, taxiways and operational areas.    The airport’s 
Masterplan also envisioned reconstruction of the hangars in this location to meet the special 
requirements for modern jet aircraft.   The proposed hangar replacement is located at the East 
GA apron near the NEA facility where current general aviation activities occur.  Hangar 
construction needs to occur adjacent to the general aviation ramp in the location that currently 
exists to minimize ground movement within the SIDA area and ATC controlled area.    
 
In addition, the location of the hangar is also restricted by FAA mandated setbacks including a 
400 foot object free area from the centerline of the adjacent runway (18), a 186 foot taxiway 
object free area, and most restrictively is the transitional surface that impacts the height of 
structures.   In order to achieve the building height required for the jet aircraft the hangar must 
be located to meet the Part 77 obstructions to navigation requirements.  For the design aircraft 
(Dessault Falcon 900B) the hangar door must have a minimum clear inside height of 27.5 feet 
which includes a safe clearance distances.   As a result, the hangar was located to be compliant 
with the Part 77 requirements.   Enclosed is the FAA 7460 approving the location of the hangar.   
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Response - Economic Injury: 
 
Without the granting of the variance the investment in the hangar is not economically feasible 
due to the capital cost and lack of return on the investment.  When the hangar was constructed 
in the 1970’s, the aviation industry focused on relatively small single engine and turbo aircraft 
that fit within the original hangar dimensions.  As the aviation industry has evolved and the 
Jetport developed into a large commercial carrier including the age of regional and private jets.  
This evolution has demanded space for larger jet aircraft.  NEA customers are now in need of 
both apron and hangar space to accommodate jet aircraft such as Falcon 900, Cesena Citation 
XL, Regional jets such as the CRJ’s, Gulf Stream 200 series and Citation 10. 
For the Jetport’s general aviation sector to remain competitive in the marketplace, the FBO 
must be able to provide the physical space to accommodate the market driven aircraft.   
Operationally, hangars provide for efficient and effective storage especially during winter 
conditions to maintain a climate controlled space.  This is important since equipment and goods 
in aircraft are often temperature sensitive.  In addition, cold and moisture present icing and 
snow accumulations concerns.  Storage in hangars ensure the aircraft are not subject to these 
conditions improving safety and prepared readiness for departures.   Customers who own or 
operate these multi-million dollar aircraft demand protection of their investment through 
hangar space.   
 
Without the increased height and geometric modifications to the hangar as proposed the 
investment in the hangar is not justified since NEA would not be able to accommodate jet 
aircraft.   The enlargement of the hangar will generate at least double the revenue through 
increased management and fuel revenue.  If this revenue is not in-place, the investment of over 
a million dollars for the new hangar will create an economic hardship and will not yield the 
needed return on investment.   Therefore, the project is not economically viable without the 
variance. 

  
7. The granting of a variance will not have an unreasonably adverse effect on the natural 

environment. 
 

The project area is currently developed as an operating airport and hangar.  The new hangar will 
be located in the same area resulting in no change to the environment.  The Jetport has an 
existing stormwater management plan and maintenance program that accommodate the 
current and proposed project.  No changes in development coverage will result due to this 
project.   As a result, the project will not change or have any unreasonable adverse impact to the 
environment. 

  
6.  The property is not located, in whole or in part, within a shoreland area, as defined in 38 

M.R.S.A. § 435, nor within a shoreland zone or flood hazard zone, as defined in this article.  
 
 Response:  The project site is not located in a flood hazard zone.  Attached is the FEMA Flood 

Hazard Map.   
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Closure: 
 
We look forward to presenting and working with the Appeals Board for this Practical Difficulty Variance.  
Please contact me if you have any questions or require further information.   
 
Sincerely, 
 
SEBAGO TECHNICS, INC. 

 
Owens A. McCullough, P.E., LEED-AP 
Vice President, Engineering/Project Development 
OAM:oam/oam 
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Assessor Information 
  



Services

Applications

Doing Business

Maps

Tax Relief

Tax Roll

Q & A

browse city 
services a-z

browse facts and 
links a-z 

Best viewed at 
800x600, with 
Internet Explorer

This page contains a detailed description of the Parcel ID you selected.

Current Owner Information:

CBL 199 A001012 

Land Use Type

Verify legal use with 

Inspections Division 

RETAIL & PERSONAL SERVICE 

Property Location 1071 WESTBROOK ST 

Owner Information NORTHEAST AIR 

1011 WESTBROOK ST 

PORTLAND ME 04102 

Book and Page 15753/400 

Legal Description 199-A-1 ETC # 12

WESTBROOK ST 1071-1091

BUILDING ON LEASED LAND

Current Rental Registration

Acres

Current Assessed Valuation:

TAX ACCT NO. 51434 

LAND VALUE $0.00 

BUILDING VALUE $423,000.00 

NET TAXABLE - REAL 

ESTATE 
$423,000.00 

TAX AMOUNT $8,929.54 

OWNER OF RECORD AS OF APRIL 

2016

NORTHEAST AIR 

1011 WESTBROOK ST 

PORTLAND ME 04102

Any information concerning tax payments should be directed to the 

Treasury office at 874-8490 or e-mailed. 

Building Information:

Building 1 

Year Built 1960 

Style/Structure Type

# Units 1 

Square Feet 5220 

View Sketch

View Map

View Map

View Map

View Map

View Picture

Building 2 

Year Built 1960 

Style/Structure Type

# Units 1 

Square Feet 8160 

View Sketch No Maps View Picture

Assessor's Office | 389 Congress Street | Portland, Maine 04101 | Room 115 | (207) 874-8486

City Home Departments City Council E-Services Calendar Jobs



Exterior/Interior Information:

Building 1 

Levels 01/01 

Size 3660 

Use HANGER 

Height 16 

Walls METAL-LIGHT 

Heating UNIT HEAT 

A/C NONE 

Building 1 

Levels 01/01 

Size 1560 

Use MULTI-USE OFFICE 

Height 10 

Walls METAL-LIGHT 

Heating ELECTRIC 

A/C NONE 

Building 2 

Levels 01/01 

Size 8160 

Use HANGER 

Height 18 

Walls METAL-LIGHT 

Heating NONE 

A/C NONE 

Outbuildings/Yard Improvements:

Building 1 

Year Built 1900 

Structure TANK STEEL BULK 

Size 10000 

Units 1 

Grade C 

Condition 3 

Building 2 

Year Built 1960 

Structure ASPHALT PARKING 

Size 20000 

Units 1 

Grade C 

Condition 3 



 
Northeast Air  16123 

 

 Exhibit 5 

Right, Title or Interest 
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Property Photos 
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