General Notes

L PIM‘RICAND'I‘OPOGRAPHICDE!‘A]LEHOWNHBREUN[SMRPSULTDFANONTHEGRUUNDPM—D
SURVEYS PERFORMED BY TITCOMB ASSOCIATES, JULY 6, 2005,

2. NORTH AS SHOWN HEREON IS BASED ON MAGNETIC 1983,

3. ELEVATIONS BASED ON CITY OF PORTLAND DATUM DERIVED FROM THE 3' OFFSET MONUMENT AT THE
CORNER OF JACKSON STREET AND AUBURN STREET, ELEVATION=140.44, PROJECT BENCH MARK: NAIL IN
UTILITY POLE #5 ON THE NORTHSIDE OF SUMMIT STREET, ELEVATION = 116.50

4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR NOTIFYING "DIG-SAFE" AND LOCAL
AT LEAST 3 BUSINESS DAYS, BUT NOT MORE THAN 30 CALENDAR DAYS, PRIOR TO THE COMMENCEMENT
OF ANY EXCAVATION, IN ACCORDANCE WITH MAINE STATE LAW.

5. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR ALL MEANS, METHODS AND TECHNIQUES EMPLOYED

TO PERFORM THE WORK SHOWN ON THESE PLANS.
6. ALL WORK SHALL COMPLY WITH ALL LOCAL, STATE AND FEDERAL SAFETY REGULATIONS.

T MLWORIEHALLBENG]NFURMCEWH‘HWCB‘YOF PORTLAND STANDARDS & APPLICABLE UTILITY

COMPANIES STANDARDS.

8, CONTRACTOR SHALL VERIFY LOCATIONS & DEPTHS OF ALL EXISTING UTILITIES WITH THE RESPECTIVE
UTILITY COMPANY PRIOR TO THE START OF CONSTRUCTION. IF ANY DISCREPANCIES OR. CONFLICTS ARE
FOUND, THE CONTRACTOR SHALL NOTTFY THE ENGINEER AND OWNER PRIOR TO PROCEEDING.

9. ﬂECONTRACTORSHM.LSEOJREALLHECESSARYPMS FOR THE WORK SHOWN ON THESE
FLANS PRIOR TO CONSTRUCTION,

10. NO BLASTING WILL BE ALLOWED WITHIN 500 FT OF ANY UTILITY 'WITHOUT THE NOTIFICATION
AND APPROVAL OF THE APPROPRIATE UTILITY COMPANY. NO LEDGE BLASTING WILL BE
PERMITTED WITHIN A UTILITY COMPANY EASEMENT UNTIL WRITTEN AFFROVAL FROM THE
UTILITY IS GIVEN,

1. ALL PAVEMENT CUTS SHALL BE SAW CUT TO RESULT IN CLEAN EDGES. A TACK COAT SHALL
BE APPLIED ALONG THE CUT EDGES AND NEW PAVEMENT BUTTED TO IT, UNLESS OTHERWISE
DIRECTED BY THE ENGINEER.

12. THE CONTRACTOR SHALL BE RESPONSIBLE TO RECLAIM OR PROFERLY DISPOSE OF ALL REMOVED
BITUMINOUS MATERIALS,

13. INLETS AND OUTLETS DFALLDRAJNLINHSHAU.BERIPMPEDUNLESS OTHERWISE NOTED
ON PLANS OR DIRECTED BY THE ENGINEER.

14, CONDUIT SHALL BEUSBDU]@E{AM.PAVEDAREASD’RBQURE FOR ELECTRIC, TELEPHONE
ANDTV!NACCORD.AHCEWH‘HTHIRMMCOMPANM REQUIREMENTS.

15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR INSTALLATION AND MAINTENANCE OF EROSION
CONTROLS AS SHOWN ON THESE PLANS AND IN ACCORDANCE WITH PRACTICES OF THE DEP
"MAINE EROSION & SEDIMENT CONTROL HANDBOOK FOR CONSTRUCTION: BEST MANAGEMENT
PRACTICES,” LATEST EDITION.

16. ALL TRAFFIC MARKINGS AND SIGNAGE SHALL COMPLY WITH AASHTO AND THE MANUAL ON
UNIFORM TRAFFIC CONTROL DEVICES, 1988 OR LATER VERSION.

17. CONTRACTOR SHALL PROTECT ALL DESIGNATED TREE SAVE AREAS. STORAGE OF MATERIALS

AND OFERATION OF EQUIPMENT OR MACHINERY WITHIN THE TREE SAVE AREAS SHALL BE
PROHIBITED.

Utilities:

* WATER: PORTLAND WATER DISTRICT -
DAVID COFFIN, ENGINEERING 207-774-5961

* SEWER: CITY OF PORTLAND DPW -
BRAD ROLAND 207-874-8846

* ELECTRIC: CMP - BARBARA WACKER 207-490-3074
* TELEPHONE: VERIZON - GEORGE HILLMAN 207-797-1798

* CABLE: TIME WARNER CABLE -
DEB PAIEMENT 207-253-2662

Project Team

Morningstar Lane

Summit Street
Portland, Maine 04101

Prepared For:
Morningstar Real Estate Trust

-9 Craigie Street, Portland, Maine 04102

Engineering, Permitting & Landscape Architecture: Wetlands:
STANTEC CONSULTING (formerly Land Use Consultants, Inc.) MARK HAMPTON ASSOCIATES
22 Free Streel Suite 205 PO Box 1931
Poriland, ME 04101-3900 Portland, ME 04104
(207) 7753211 (207) T73-8650
Aquatic Resources and Wildlife Habitat Traffic:
STANTEC CONSULTING (formerly Woodlot Alternatives) MAINE TRAFFIC RESOURCES
30 Paxk Drive Diane Morubito, P.E.
Topsham, ME 04086 25 Vine St
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Survey:
TITCOMB ASSOCIATES
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(207) 7979199
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CITY OF PORTLAND
LEGEND SUBDIVISION NOTES:

Iron pin found 1. LAMDSCAPING SHALL WEET THE "ARBORICULTURAL SPECIICATIONS AND STANDARDS OF
Utility pole

-]

-1

a Caolch basin 2 THE ENWRE STE SHALL BE DEVELOPED AND/OR MANTAINED AS DEPICTED ON THE SUBDIMSION
. THE PLANNING

A AL RR RN

Stantec Consulfing Services Inc.
22 Free Streel, Suile 205
Porlland, ME USA.

04101-3900

Tol. 207.775.3211
Fox. 207.775.6434

AUTHORITY OR PLANNING BOARD
Water shut off FOR ANY ALTERATION TO OR DEVIATION FROM THE APPROVED SUBDIVISON PLAN, INCLUDSNG,
mwnmmmmmmmwwrmm
—— Edge of pavement AND ACCESS

——s+——s—-s— Fence 1 ALL POMER UNE UTLITES SHALL BE UNDERGROUND.

—_—— i tmﬂﬂﬂuﬁ:mtmwurmwmmuaﬂum
Overhead electric A oo el
1 N/F Now or formerly of 8D CFSGH STANDARDS AND GLEDE)INFS,

3)

T A

\ e Property line iummﬂnmmmumnmwmm
™ ik, EROSI) S QONIR DR OO i CEME)
LOT 3 CEARNG —
12,247 sq. ft.
0.28 acres

HANDBOOK FDE NS TRUCTION 3 ANA N1 PRACTHIS

COUNTY SOL AMD WATER CONSERVATION DISTRICT AMD MANE

DEPARTMENT OF ENVIROMMENTAL PROTECTION, LATEST EDITON. [NOTE: ALL STE

———s=—— Sonilary Sewer PLANS FOR EACH LOT SHALL SPECFY THE EROSION CONTROL DEWCE TO BE EMPLOYED (SLT FENCE, HAY BALE,
i ETC) AS MELL AS THER LOCATION],

\ .l! M Existing bullding
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7 = ﬂmmmmmmnmmnsmwmmm
18,581 sq.)'“ . . —— — Proposed easement ABOVE]
0.45 a?{y'\
s dteay .
antiiinT

R . {1l
Bituminous curb PUBUSED BY THE CUMBERLAND

& PROR T0 CONSTRUCTION, A PRECONSTRUCTION MEETING SHALL BE HELD AT THE PROECT SITE WTH
Wetlond boundory THE CNTRACTUR, DEVELOPMENT REVIEW COORDWATOR, PUBLIC WORK'S REPRESENTATVE ANO

THE oF
Iron pin to be set WTMKWMMWM()]MUAMM
Monument to be set CONTRACTOR'S RESPONSBLITY TO ARRANGE A MUTUALLY AGREEABLE TME FUR THE

12,109 =q. #t./
0.28 acres /
/

o PROTECTNG BARERS SUALL BE IRECTED OUTSDE THE DRP-UNE OF NDVOUAL, GROLPHGS OF
(AREA OF EACH LOT WITHIN mmmmm;-u:ammmmmnmuomm
o S
OUTSIDE OF STREAM BUFFERS
AND WETLANDS)
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1
} BUILDING ENVELOPE S. DSTHG VECETATION SHALL BE CONSERVED N AREAS SHOWN ON THIS SITE. FENCING OR OTHER
I

ARCEL OF LAND NTD THREE (3)
CONCEPT BUILDING FOOTPRINT OR WOFE LOTS, WOLUDNG LOTS OF FORTY (40) ACRES OR MORE, WTHM ANY FIVE=YEAR PERICD
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1) “Fu AR Daval

St, Portiand, Molne” mode for Kasprzok Inc. by Lond :.: m& PROJ ECT DATA:

4 DE BONDUAL TREE SAVES ON LOTS 14 SHAL BE PROTECTED AS DEPCTED ON T
doted August 23, 1983 o3 recorded In Plon Book 139, Poge 31. 1. PROPERTY IS LOCATED IN THE R—2 RESDENTIAL 20NE WHICH PERIATS PR D JGHTHNG PLAX, DRAWNG §, REV. 3-31-Z008, AVALABLE RO T CITY 0F
u

2) “Gresnfield Acres I, Lester Drive, Portiond, Molne® for Kaspraok Inc. APPROVED BY CITY OF PORTLAND EDIUN DENSITY SINGLE FAMILY DWELLINGS ON INDIVIDUAL LOTS

by Lond Pion Auzo;hlu dated February, 1985, os recorded in Plan PLANNING BOARD: (DATE) 2. PARCEL ACREAGE: GRAFHIC SCALE
ge 3

Qe ot e o o e L === ==

4) Plon of Lond on Summit Strest and Lambert Strest for Eugene TOTAL AREA 568 AC DEP TIER 1 APPROVAL

DiMRlo by Owen Hoskell, Inc. doted Jonuary 3, 1989,

.
3. SPACE & BULK REGULATIONS: R—2 RESIDENTIAL ZONE — SINGLE FAMILY ki SPECIAL COND'TfON.
5) Plon of Property 514 & 526 Summit Strest for Ronold J. Dorler

;yoo'?lennb Associates doted Morch 19, 2001 ond revised April 11,

_BEQURED  PROVIDED PRIR TO THE START OF CONSTRUCTION ON INDIVDUAL LOTS, THE STREAM BUFFERS, AS DEPICTED
MIN LOT AREA 10000 & 10,132 & o T % mmﬂf'm'urn:
e % OWNER OF RECORD AR SIS e
MK
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2.5 STORY = 16"
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3) All utity locations shown on this plon are bosed
dehmthm%nwh

il CERTIFICATION: | e o o
8o’

LOT WiDTH

555

ond/or the appropriate utlities should be contocted prier ta ony
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N/F
Mm Groce Bup{ll' Church
(T OF CLENRBIG 3143/382
WETLAND)

- NOTES:

1. PAVEMENT SHALL BE REMOVED TD THE LMITS SHOWN PRIOR TO CONSTRUCTION. PAVEMENT
SHALL BE REMOVED AND REBULT AS INDICATED ON PLAN & PROFLE PLAH, DRAVNG 2
PRIOR TO FIMAL ADCEPTANCE

] 2 TOPOGRAPHC INFORMATION FROM A GROUND SURVEY BY TITCOME ASSOCIATES DATID
(] LY 2008

’ E 3 DXSTHG UTUTIES HAVE HOT BEEN DETECTED OR LOCATED BY SURVEY MTHN AREA OF TREE
]
J

Stantec Consulting Services Inc.
22 Free Streel, Suite 205
Portiand, ME U.S.A

04101-3900
Tel. 207.775.3211
Fou 207.775.6434

A

N CUT AS SHOWL HOWEVER, CONTRACTOR SHALL PROCEED WTH CAUTION WHEN WORKING IN
Willlr_;rég THS AREA 10 AVOID POTENTIAL UNCHARTED UTLITES OR SERWCES.

4. UTUITES AND LOCATIONS SHOWN ON THIS PLAN ARE ASSUMED BASED ON ORKGNAL DESIGH
DRAWNGS, FIELD LOCATION SURVEY BY TITCOMS ASSOCIATES, AND ARE NOT BASID ON “AS—BULT"
[NFORMATION, EXCEFT AS SHOWN. ASSUMED LOCATIONS ARE INDICATED BASED ON LMAITED
INTORMATION PROVIDED BY UTILITIES LOCATION DETECTION CONTRACTORS, AS MARKED M THE

G

'\ S DNSTWG TREES TO REMAN SHALL NOT BE REMOVED OR DAMAGED BY
EQUIPMENT LIMTS OF TREES TO REMAIN N THE FELD IN ACCORDANCE WTH OTY OF PORTLAND
> REQUIREMENTS. THINNING OR CUTTING OF OVERHEAD BRANCHES SHALL BE PERFORMED OHLY
WHERE. APPROVED BY ENGINEIR AND SHALL BE PERFORMED BY A CERTFED TREE DXPERL.

6. DISTHG SIGHS SHALL BE REMOVED AND REWSTALLED. LOCATIONS TO BE DETERMINED BY

|

7. REFER TO DETAL SHEETS FOR LANDSCAPE PRESERVATION AHD MAITENANCE HOTES.

& [TEMS MDICATED *TO BE REMOVED" (TBR) SHALL BE REMOVED BY THE CONTRACTOR PRIR TO
COMMENCING WORK ON AFFECTED AREAS. [TEMS REMOVED SHALL REMAM PROPERTY
CONTRACTOR AMD SHALL BE DISPOSED OF OFFSITE, UNLESS OTHERWSE NOTED TO BE
RELOCATED, REUSED, PRESERVED OR TO REMAW AS PROPERTY OF OWNERL

SHALL COORDINATE REMOVALS WTH OWNERL CERTAM PORTIONS OF THE SITE

9. CONTRACTOR
WAY BE DEVELOPED OR PHASED, DEPENDNG ON MARKET COHDITIONS AMD SPECIFIC SCHEDULING
RECUIREMENTS TO BE DETERMINED BY OWNER PRIOR TO CONSTRUCTION. THEREFORE. CERTAIN

501 SUMMIT ST

10 ALL MTENS HOT MDICATED TO BE RIMOVID SHALL REMAM, UNLESS OTHERWLSE INDICATED OR
DRECTED BY OWNER.

11. DISTHG UTLITIES ABANDOMED OR PARTIALLY REMOVED SHALL BE PERMANENTLY CAPPED,
PLUCCED OR N WTH UTITY STANDARDS OR
FECOMMENDATIONS.

12 WETLANDS DELINEATED BY MARK HAMPTON ASSOCIATES, MNC. DATED JULY 2005

13 ELEVATIONS BASED ON OTY OF PORTLAMD DATUM DERIVED FROM ' OFFSET
AT THE CORNER OF JACKSON STREET AND AUBURN STREET, ELEVATION=140.44,
mmwwmummpmmmmwwm

4. TREE PRESERVATION:
SEE TREE CLEARING AND PROTECTION NOTES.

TREE SAVE & VEGETATION Eoraws |

PROTECTION NOTES RE LOTS

PREPARED FOR:
MORNINGSTAR REAL ESTATE TRUST

9 CRAIGIE STREET
PORTLAND, MAINE 04102

Pans 1l se.ov pleyuses

TREE CLEARMNG:
PHASE | TREE QLEARING SHALL BE LMITED TO THE ROAD RIGHT OF WAY, DRAINAGE EASEMENT
wmm(mmum%cmmmwmm

THE APPLICANT SHALL OBTAM 'SERWICES OF A UCENSED MAME ARBORIST
™ MEASURES FOR THE APPUCANT TO TAKE TO EMHANCE TREE SURMVAL M THE
TREE SAVE/PROTECTION AREAS.
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(2 eouminy
uoisiay i)

o IL 05

-

A

Date
8-16-08
6-22-08
10-23-07|
1-15-07|
1207~
12-28-0
Q2131

MTH SEWER Warren H. Fifleld
16219/237 :

0,0
\

|

|

|

|

3 \
, . TREE REMOVAL N/F \

DEP TIER 1 APPROVAL
SPECIAL _CONDITION:

STAFF REVIEW COMMENTS

!ﬂ'ﬂ“r‘E

V4
N
'\

/7
N

/
."‘v
\

.mmmnmw—mrormum
30" [No REwision Ts SreET

REVISED PER ENG/STAFF REVIEW COMMENTS

REVISED PER ENG/STAIT REVIEW COMMENTS

REVISED PER ENG/STAFF REVIEW COMMENTS
05—07—07 |REVISD PER ENG/STAFF REVEW COMMENTS

REV. PER 8/31

g
2
]
g
g
i
g
g
I
g
=)
E
Revision

VA
a

>,

1901)S Jwwing

WY
A7
B

PJP

™

City of Portiand Droinoge
\ Eavemdnt 6792/201

=X\
2

T IRRS
G,
aAuq JeyseT

Designed DM

Drawn
Checked [ DM

Scale
Date

€
0l
]

(»Vn»;n_n 10 'mddng Bupyeueg

e e ALY —

Fieldstone Subdivision

A

N{ F
Michael C. Staples
and

PROGRESS PLAN
NOT FOR CONSTRUCTION

1 ~ . : -
™ THIS DOCUMENT IS ISSUED FOR
ﬁJ
|
|

H{F
Brion E. Dalcy
16793/70

N,
/ Willlam J. /A‘lrlun,
Donna L Al

! 21341/

' ___/\‘\\,f_

INFORMATIONAL PURPOSES ONLY.
THE DATA SHOWN HEREON
IS SUBJECT TO REVISION.

Lot 11

EXISTING CONDITIONS
& REMOVALS

GRAPHIC SCALE
» 0 »  0x « |Job No.210800008

P el | Deving

1 inch = 30 ft 1

City of Portlond Droinoge
Eosement 6792/201

SEE DWG O FOR LEGEND & GENERAL NOTES.




.S

£
e i,
: e — = — - - o 5 < =%
\ : ; = £33 g3
o — e - —— — — - —— i 4o H BR
7 B Elugrcr
S sympisTw T — ;B SR
- +.— 2}:%53_ T e ——> — 4 — _R=B%5.9p - EPESRR
9+50 10800 JE0 11+00 o = BnEzas
3 3 ”: =T NEe3EE
£ : =5 K = ‘$‘
AN ) _ / ) (Q
INSTALL HC ; z 'z s z [ .
" = § (R, o5 W ....‘i,..- -}[ .er 45 1., el N3 | = J\)
N | i = - PN >
55 i £ LOT 1174 i na) A AN )
gl L FESE. 1 -ﬁ =\ AL DN [N — ]
> w { | ORIVEWAY APRON I i I ne o — — —
[ A/ ] (me) [fre 1165 Lol N
PYET. BT b 1 FFE 118.0 ~td -t b
CURB Iw/VERTICAL rl : - Ty - ST. )
x GRANT CURB[—"; "-%- RS naze I
= - — o |
g ! . . 113, BARN \
' " 1p7EE:
A N %, = FFG 1180 ]
(873 I = = Y- -
e fl~ 2 el =
5 v L by - ;
= ~
o3 { ~ - 3
=3 P s |
e a
S2 £ e L o e S Y = B
1 i i - o
B 1 ! > o
8 1 SE—— & - i
Sy -
C8 e
w0
PROPOSED 10' LN NS
i i DRANAGE EASEMENT § mv.ouT=107 _‘1_3_"”?__ = g g
e ! mwoé-:&mpmm 1.0 9 NOTES: <C P2
17 L A @ -
DRAINAGE & MAINTENAMCE »
!; | Easeueny S 1. HOUSE STYLES, AKD LOCATIONS ARE Y. FHAL DESGNS -—'% 2'_3
E - LOT 4 = hmtfﬁmﬂ?ﬂmﬂm = ”|_HO
nn-ll E;-—\\' | m A \ ; { @ o %WELU
A | a -5 dorils 2 CONTRACTOR TD PROVDE DRIVE APRONS TO ROW LNE. (l— rl
| N/F 8 i 0P SMEVR FFE 125 y H g \ - - e o nZ
[1— - Steven G. Rowe, el al n ‘?‘,/Km.umn__... q g O s oY e \ = 3 AL CUREING RADIUS 100" SHALL BE RADIAL CUT PER PLAN DMENSONS. o ez
= Amanda C. Rowe & 10'X10' EASEMENT ’ _ g = no x SJuw=
! 19998/256 I ey : 4. SEE PLAT PLAN FOR TREE SAVE/ PROTECTION NOTES. WS
H H com e o 5 UTUTY STUB LOCATIONS ARE CONCEPTUAL OMLY, FAL LOCATION 10 BE O B 4:%
lﬁ e ! DETERMAED W FIELD Zu g ez
7 | | | A ZE hok
: | | [ O
1 1 n e = =
, N A A - T o CURBING LEGEND O. 2
! \ s r 5 A My I TREE IS DIsTHG EROPOSED s x
3 ‘ﬁ‘-_ - oo N / p ;F;O CAPE COD BIT CURE 2 = %
P TR 2. : K ‘s -5 ; VERTICAL GRANITE CURB =
g o % N, : s 4 ¥ . ; SLOPED GRANITE CURB 0
s = \ .
1 3 N I \\ \
N/F \
’ § , e —— Warren H. Fifleld \l \\
= Hr 16219/237 -
3 188 8
! (s, . | = PROGRESS PLAN EEENREEEEE
1+ /J NOT FOR CONSTRUCTION 813151512133 2 3 3
I i MFwrosmorwee |00 8§ = = THIS DOCUMENT IS ISSUED FOR
INFORMATIONAL PURPOSES ONLY. 2 el e
anir TR
HIGH POINT ELEV = 110.17 Is £
LOW PONT.ELEV = 108,99 HIGH POINT STA = 16+26.51
LOW POINT STA = 14+66.67 %
PV STA & 14450 PVl STA = 16+26.51
v PVI ELEV = 110.42 e[lE |
cop STA. 11432 PVl ELEV = 10B.65 AD. = —2.00 [ g HEREEEE
= STA. 11432 RIM ELEV=114.75' AD. = 3.00 DMHS, S ] E E E
i96 S RIM_ELEV=114.75' 12V WN=107.25'_ R =T1I33 15473 20 g8 HEELE
7 6°UD W=111.75" 500 W STA 12448 SR STA. 13420 STA 13472 o0 STA. 13188 ' P BLE=109. 72 £|2lz]
; -ii1.75" R - g=99.00" : ¥ 2
::a 11425 3R \/ D1 (41T) “"».ﬁ",‘.}? 310: |2:::a Wetoz 107 R":mnf:‘:‘:,’:f; 1?',:043:“-11;'5:3 100" VC N:VDLT-D:Q.IO‘\ 100° W ® E E HHERLE E
1 RIM ELEV=115.08" i TN W, OU'(-}QJ“.JI‘ 12Z7INV. OUT=102.00° INV. 0UT=106.03' NIZTHV. OUT=101.00 SUHS S rasansr {1a. 16435 31 7 & E g é E 2 E E g
] Y A0 127NV M CBfI=110.42' STA. 14450 6'R RiM ELEV=108.62 STA: 15+1[3.26 = R ELEV=110.03' L
S ae il T A s | s
\ | WV out=ior.00 / S|2 wvoiosss \\ . i, 1 ELEV: 109.29 e g ge m|Q
| 3|8 Sl 2l xle $is =lal=| 15
115 % T ¥ =T+ iE TS S= z ﬁ B[
: 2 -~ [ "] |- (7]
SS=SNu_ —=z¢ 1 als g8 2 5| 8
\E{E ™~ °1® b vy, E @ % £ BB °
i A, 14466, o 2
I r_-(_é______ T % Rl ELEV=108.75 \ = oy o FE R G
()~ e ey —~—— 127NV, IN=t105R1 RM ELEv=1d8.75' alpjojnla
o e P — "'-1..____-_‘_-.: = ;EU."{“-,,;{"';;‘;." V. OUT=105.07"
\ W e I T — :mgm.l::_ ! L il 67UD INV=1g5.25' -——L_\d—_-——"“ o
w T ~—— o 3=l S ] L — —=eEs | oooW [
— “--~--.-"“--%\{ = z F | — — T T™— - LLe up Eaan Z
L T—. SJies, o ~— s ™\ 1| mou aroubo center grak < J
e —.. 0.04 - - OF CUL-DEL: s
I~ & TAPPiNG L"\... —d — — [ —— o ] = n hEey— e — [
SLEEVE & VALVE e —_— P o S e — e — — o O
] —... . SCIZR ] — — == —T— - — T < o
"\\ --\ "'--..____ —. . — - OUND WL‘DE—SA — | | ’_ &
T s e UND HIGH POINT IS AT o 7
105 1 y ST 10v2SiME thoEm A ol e
\‘“‘--.____'”*’- L= [~ O™ WAYS (Row THE Nt BONT 15 O <
e~ T ki = 2
T~ —— 2" BLOW OFF| AND GATE MALVE zZ<
¥ E— PER PWD STANDARDS o _J
s &a
[ =
[ 18°SD, [=105"5=0,047 \
100.00 GRAPHIC SCALES
- o o 3 ] 15 3 s [Job No.210800008
= 8 2 o ofg o o ol m2 o 2 82 NS oo o i = SO SR R J2 oo :
q 8 3 FRRE I B I - S - 5 0% 8 F g =2 3 e S5 3 % g5 8 8 g @ % o2 g 3 B e [ Draving
P - — b= = = = = p pat b= = ] - b = - -2 -2 -2 = -2 -] = b=~ —I= = = = = =3 pEp p—
Ed 1] 1 n &0 2
17+00 17+50
10+00 10+50 11400 11450 12400 12+50 13+00 13+50 14+00 14+50 15+00 15+50 16+00 18+50 m
SEE DWG O FOR LEGEND & GENERAL NOTES 1" = 3¢ Bomz




1ns

1o

SANITARY SEWER PLAN WITHIN EASEMENT SUMMIT STREET TO CUL-DE-SAC

SUH 4
STA. 4404
RIM ELEVE109,36 SMH §i
INV N=104.85' SMH STA. 0+40
INV ouT=ho4.75" STA. 3+18 M ELEV
RM ELEV=110.40" INV IN=12.
INV IN=104.42' ?1‘: ﬁ?& (e
AS— INV 0UT=104.32 RIM [ELEV=108.36"+(SET 2" UP| FROM ]
T NV IN=103.70" e =
el b INV j0UT=103.60" —_
A -—
=
~ S
— J— -
~ s e
e ——| . [}
]
EXSTING 871 W
DEPTH TO |BE ™~
FIELD VERIFIED
BPYC, 1= T
—r BPVC. L4140, S~0.0047 =
I D
—Ur VC, L=171"%] S=0 0044
UNSTALL NEW MANHOLE ON —
EXISTING B CLAY SEWER,
INV. N DASTING 8"=102.85'
INV. OUT DXISTING B”=102.75'
VERIFY INVERTS OF DXISTING CLAY
SEWER TO INSTALLING NEW
SEWER PIPE. EN OF ANY
DISCREPENCIES IN ELEVATIONS.
3H+50 3419 3400 2450 2+00 1475 1+50 1+00 0+50

SANITARY SEWER PROFILE WITHIN EASEMENT SUMMIT STREET TO CUL-DE-SAC

= ~
=3
o
=.
2
5]
3

\. .'\

\ : n?:mgss %ﬂh— an:
BoTion oo b
DETENTION POND
. \ ~ REGRADE BOTTOM OF
FOND TO BRAIN TO
A0 N, oUmET”
~ N\
AT RPVRAR OUTLET
SR s%“_. ST
- 3 N\ N
\ % I o her
\ % I_\ oomer AP
STORM DRAIN PLAN DMHS TO CB#7
s
DMH5
STA. D400 (15+75) FINAL GRADE
RM ELEV=100.72
NV DUT=28.80'
,.--""‘_-— EXISTING GRADE
By Pl
RM ELEV=98.7!
\ INV IN=95.60"
N INV 0UT=95.501
e INV IN 6" =96.25'
B STA. 1460 DMHB W/GRATE
N~ i STA. 3410
™~ INV INw9B.17' RIM ELEV=97.5(
~ INV OUT=88.07" INV IN=S2.10"
109 (=
~\\l
g - §
~ L
f—— —— _ g
- \“— - 19.00' §
104 s g
8°SD, Le146", S=0,005 \ \ STA. 3485 ———
‘ \]‘ V ™ J INV OUT=80.00"
?ﬂ'm' -
Nz', S~0.024; ~ o .
\ ']\r‘:b ‘\
85 7
o &\\J
(-}
.q"b \N
-, EL=%S0
ra”.{;:\ \
\Ss,
0.04
RIP RAP SIDE
ELOPE D30= 6- =i

2] 087
104.6
102.4

g
%
8

|
§|
2400

e PROGRESS PLAN
i NOT FOR CONSTRUCTION

STORM DRAIN PROFILE DMH5 TO CB#7 INEORMATIONAL PURS ooEe Oy,

THE DATA SHOWN HEREON
- IS SUBJECT TO REVISION,

SEE DWG O FOR LEGEND & GENERAL NOTES.

¥l__1009
89.0

1450

Stantec Consulting Services Inc.
22 Free Street, Suite 205
Portlond, ME USA

04101-3300
Tel. 207.775.3211

Fax. 207.775.6434

3
Stantec

u‘/‘/‘/\

MORNINGSTAR LANE
SUMMIT STREET, PORTLAND, MAINE
PREPARED FOR:
MORNINGSTAR REAL ESTATE TRUST
9 CRAIGIE STREET
PORTLAND, MAINE 04102

S[5EETEE
S HEH R
THEE
AR e
&
(1B s(EE
éiéiﬁE%EE
HHEHHHEEE
52
N Eb
e =] [°
5|51%|2,
2185|8|2
L
=
Lo
xS
&
03
%z
- |
o
Job No.210800008
Drawing
3

(bl



945

g
:
o

A

T1g

f\ fop A 55

e

.
QB

iy

BT. BIT|
ICAL |
CURB|

L

_/m/
-~

E
=

JL

g 0 5

y p—

—

et | _PROPOSED 30' PRIVATE
e ‘DRAINAGE & MAINTENANCE
EASENENT .15
e - - ’ -
/ —~ _ B A =
[] "
. L_‘--_- . o £ Yy [ 7-,
—
10f 00 / 11400 2 12+ - -
f
= -
WAL He ¢ = =
N q_.(m:,; .................... . =
X AT 4 o RS e N R
« LOT 1 - \
e { DRIVEWAY APHON — o F——
(e ' N
\ | FFE 118.0
ne.e I
BIST. 1
BARN J
4 1_‘ ﬂ'cns.ol I
L ‘.1--
S et —— -
= -
— 10056 | @myf
/7 - : 20" Pina
T

L____| Arm:m

N/F
Warren H. Fifield
16219/237

N/F
I_ Steven G. ch:wa, of al

1991 JHILNG
+

& 0

-

R
L]
i

4va

-~ N

hristina M. LinscoHt, et

@ N/F
Randy C. Uinscolt, el g
16450/146

6853/188

~
lot 4

Donna
21341/
~

N/F A
Willlam J. Allan, of ol
L Allan

Fieldstone Subdivision
(pion reference 1)

I =,

PRO

N{F \
- Brion E. Daley !
16793/70

/
Lot 11
ASN v,

TREE_%%AVE/' TATQY-
TONLE

(2F eounsmjes vord)
uo|siAipgng Il se0y playu 5

WETLAND IMPACT SUMMARY

2 CONTRACTOR TO PROVIDE DRIVE APRONS TO ROW LINE
1 ALL CURBING RADIUS <100 SHALL BE RADIAL CUT PER PLAN DIMENSONS.
4. SEE PLAT PLAN FOR TREE SAVE/ PROTECTION MOTES.

& UTUTY STUB LOCATIONS ARE CONCEFTUAL OMLY. FINAL LOCATION TO BE
DETERMINED M FELD

£
LOCATION IMPACT AREA (SQ. FT.) g g
1—A 10,217 §'§§ =3
= M ©
1-B 3,110 EE'E.EEE
1-C 612 g
BEELRR
TOTAL 13,939 -2
S auSEEE
UNDISTURBED AREA SUMMARY ) Q((
LOCATION | AREA (SQ. FT.) \)3
® 2,546
N/E @ 6,478
William
im | €] 30,670
® 3,369
® 49,766
Y TOTAL UNDISTURBED 92,829 SQ FT
TOTAL AREA 247,334 SQ FT
PERCENT UNDISTURBED =3B%
T e —
LOT 10
DISTURBED AREA | TOTAL LOT AREA
6,886 SQ FT 28,717 SQ FT Gl
PERCENT UNDISTURBED =76% b= =
L = 2
23 F 4
- o
I e
=l % =
<o
< W
X J gunrw
< E RuWEZ
E 15
= 8 U ws
N xR
NOTES: Qe .22
Z w Q<O f'
— —
1. HOUSE STHLES, MDD LOCATIONS ARE FIUAL DESGHS Z o
INDIVDUAL LOT DRIVEWAY LOCATIONS AMD DRAMAGE SCHEME ) o o
UL NOT BE ALTERED FROM ST o = 2
O =
=3 &
= =
=
n

DEP TIER 1 APPROVAL B RAHRREREE
SPECIAL CONDITION: 8|3[3|3|Z]2] 4 23] 3
PROA TO THE START OF CONSTRUCTON ON INDIMDUAL LOTS, THE STREAM BUFFERS, AS DEPICTED 4
10, AND THE WETLANDS ON LOTS 5, 6 AND 7, [ ElE| B
AS SHOWN ON DRAWNG 4 LOT GRADNG, DRAMAGE & ERDSON PLAX" DATED 3-31-08 OF THE §§3§§ ;ig
11 ABOVE, SHALL BE PERMANENTLY MARKED O THE
FOR LOTS 5 THROUGH 10 MUST HAVE ATTAGHED T0 THEM A §
SPECFIES THE LOCATON OF THE STREAN E
AND STREAM BUFFERS SHALL REMAN N THER 3
LEANNG TREES THAT THREATEN STRUCTURES MAY BE REMOVED. EE E EE
[BE OBTAMNED PROR TO ANY ADDIIONAL WETLAND ALTERATIONS ON EEEEE '5;
RHERER
MHEHERERHE
PROGRESS PLAN I EEREHEEHE
THIS DOCUMENT IS ISSUED FOR EEE;EE Egg
INFORMATIONAL PURPOSES ONLY.
THE DATA SHOWN HEREON ol
IS SUBJECT TO REVISION. m|o
e
e
2| I= 8
L HEE R
Slals|é|8

$ GRAPHIC SCALE

e et

LOT GRADING,
DRAINAGE & EROSION
CONTROLS

1inch = 30 f

Job No.210800008

SEE DWG 0 FOR LEGEND & GENERAL NOTES.

Drawing

4




% PLANT LIST £
KEY § BOTAMICAL NANE COMMOM NAME SZE  METHOD %g
\ Y 223 =3
. N/F \ ] BETULA MGRA RVER BRCH - CLUMP 3 TRONK  2-25°CAL B&S g 5 H3
] Gruc.;npﬂui Church -3 M RN AT T s g EE 8 E E
ey 43/382 \ P FRAGHUS POWSYLVATICUS  MARSHALL'S SEEDLESS ASH 25-3'CAL B8 sBEn
.- ] TRIGA CANADUN 5-8'HT  Bad Eg s o
; ~ PS PIUS STROBUS £ WHITE PRE S-6HT  Bad E‘__ SHENN
- ;& o ™ THUGA NGRA DARK AMER ARBORWITAE 5-6WT Bag % ﬁzg" [}
150W MH N \ 3
* SHRUBS
TOWNS&?{_JNHTE_F \ f‘; s COMMON LLAC (M)ED COLDRS) 34" MT  BaS Q((
. - - s CORNS SDAcEA VAR 5] $HT BB
kb Ay ' oL : : B
. = r 3 . -
TOWN &P%EEUNTrsPr o S F . K E \ - A VACOMLM CORTUBOSM HOBUS! BLUEERRY 2-25'-HT % ‘)‘))
. ) _ : \ Wil r——
R i 1 . - - \,\ Volw mewus DAYLLY (4DED COLERS) 1oL PorS
—'_= 2 e ugm'/p{m,, -"-_ _‘."‘ \ ] T’B‘W SCHEDULE w, NG PLANT MAMBER OF PLANTS
U mmrcmumqmm PROVIDE HIGHER KEY R
ey 2 LANDSCAPE CONTRACTOR TO CONSTRUCT PLANT BED AROUND AND UNDER
2 s AL SHRUB PLANTINGS. PROVIDE 4 INCH DEEP BARK MULCH BED WITH
\ P ~ _ CURVILINEAR SHAPE TO OUTSIDE UMIT OF BRANCHING.
B I } - 1) L REFER TO DETAL SHEETS FOR FOR PLANT MATERIAL INSTALLATION.
3 }. .‘..f‘.[ 4. TREE CAUPERS ARE MEASURED AS FOLLOWS:
= \ - 4'M|.m-nust.l_ REAts‘Aaovz_ mwuwmo
= 5L A | GREATER THAN 4" = MEASURE 12° ABO OUND
“ —|_| 2 ~ | LADSCAPE HOTES:
ol I : " * « '\ sz 1. SEE DRAWNG 1, EXISTNG CONDITIONS & REMOVALS “TREE SAVE &
Be | A » \\_, . \ VEGETATION PROTECTION NOTES™
83 1 e e til= ", \J>“—. 2 AFTER COMPLETION OF ROAD CONSTRUCTION, APPLICANT SHALL 0BTAN w
[ B2 7 l i » R R \ THE SERVICES OF A LCENSED MAINE ARBORIST TO RECOMMEND =z =
@ Lot i o P O FOR APPLICANT T TAKE TO ENHANCE TREE SURWVAL W THE = %]
ES i . \ - TREE SAVE/PROTECTION AREAS. = < g
o .&El : 3. PRIOR TO ANY SITE WORK, TREE CLEARING OR CONSTRUCTION, ALL TREE = [ ]
\ ! - | SAVE AREAS SHALL BE DEUNEATED DURMG THE CONSTRUCTION AS <C & o
. | Sl - BB 2 R -2 Eng
a weemcE 20 mem w) : 1%\ ' = STAKING SHALL BE PLACED ARCUND GROUPS < Le0me
2 ST . ',“'—'[ /4R OF TREE SAVE AREAS TO PROTECT ROOTS FROM COMSTRUCTION r 3 %U‘)n:l.u
T\/ e i o | - SURVEYOR'S FLAGGNG AND STNGNG SHALL BE PLACED ALDNG PHASE-1 <(E CWe =
! 3 “ ! LMT OF CLEARING. SHALL REMAN N PLACE DURING THE -0 o< <
e fl i ey L i e ESE=
: 3\ me 5 g 4. CONSERVATION/ RELD TO THE MAME REGION . e
3 m l N | g SHALL N ALL AREAS WTHN THE SEWER EASEMENT, THE O & =
. BN N - AND SWALES. WTHN HOUSE LOTS, OUTSDE OF = L s v
N 7 o wwoo | Ta TESE CASINT MEAS AMD WM SPUNADES, HOUEDWERS WL Z o n.rEUé
N/F 2o n o
A {h"' B 3.5 - ,'_’ ig 5 ENUANCEMENT/ PLANTINGS ARE SHOWN ON THE Z E o K
gl . i g LIGHTING PLAN. THEY EVERGREEN o =
1 ' I = TREES (HEMLOCK AND PINE 5-5 FT HT,) AND SHRUBS INCLUDING HIGH O+~ s o
G l » BUSH BLUEBERAY, WBURNUM AND LLAC. THE PERFORMANGE GUARANTEE L &
] _ﬁ BE FOR THE PROJECT SHALL NCLUDE THE COST OF SAID LANDSCAPHG. =
(1 e -1 a o = (=}
5 | s = =
! f ; R E 2
. E
| by
w‘% ' o 2l3[% (1322 2f% | 2
. . T (]
i L9 g Rt S|3|d|a12| 44 83
2 .
N/F b4 gle
!- | T ————— Warren H. Fifield gg %
: - 16219/237 - B 4
L i v *
' 'S ' EIEISIElE |8
o .
b1 . E
i : , L3l AREERE
1P & e E ol g o
c P f c|Bl3) HEEEBE
i} -] -
. i RHRRRCRE
¢ SN i R
® (BT e -
1 5_ | | a57" a4 -.9) B
('-;J g I wlalwl® é
= LN Ela|E -]
o) .y o o o
! (0] E H Elc|e
l—l-l : = ..' % = 3 % 2
| B HESEE
£ : ot STORM DRAIN RIPRAP/ PLANTING CONCEPT
: <3
PROGRESS PLAN o
=2
Faldslons Sibdivision THIS DOCUMENT IS ISSUED FOR - =
o= s b SZ
IS SUBJECT TO REVISION. n O
-
NéF %
na Michael C. Staples
E. Madison and S
51/188 N{F TREE REMOVALS =1
Brian ./Dnley \%
16793/70
lot 4 7
OUTLET
e N GRAPHIC SCALE
y h e [
| e Drawing

1 inch = 30 ft

S

SEE DWG O FOR LEGEND & GENERAL NOTES.




wia

— —
e — ——

N

D
=

ARpEN
N = > WSO 1

- -
- T
=287

A

—

&

P H

/{ 1 ~
‘ ". ":r ‘

4 / / o -'_A S1s N

(A 7
‘-/@4‘# (' :
FR 3)% A Y
! ( NS KA BQ
t <

‘ ‘ H L) l 1

N
£

N

e — ]
NN\l

\t
)
7

4 ‘\ \ -
1291 ¥ “
. o
» g ’-
s g N Y
TS,

!

7 /

2

ORI

Wi
73

| ‘1"' \" o0

\ pe°

A

1

‘

SEE DWG O FOR LEGEND & GENERAL NOTES.

7

Stantec Consulting Services Inc.
ree Streel, Suite 205

Portland, ME
04

22 Free Streel, §
land, USA
A 101-3900
Z ! 1. 207.775.3211
- Fax. 207.775.6434

D)

MORNINGSTAR LANE

[

-
Z n
-
= £ o
y [T [
S Erx
< .&H°
2 Enguw
e
S 82,3

L

o i
“ =~
Pl v R
w Exe=s
LIJD"(U(
e SaF
= RO
wn g 9
t 2
= O
% =
n

Date
|—1|;0|_

12-28-07
02-15-
03-21-08|

REV. PER 8/31/08 STAFF REVEW COMMENTS | 0-22-08)
5-0

|Revisen PR G /STAFF REVEW coumenTs [ 12-07-07)

REVISED PER ENG/STAFF REVEW COMMENTS

NO REVISION THIS SHEET
REVISED PER ENG/STAFF REVIEW COMMENTS

REVISED ENG/STAFF. COMMENTS -

L] M Revislon
H REVISED PER ENG/STAFF REVIEW

rawn ME
Checked LDM

1*: 100" (APPROX.){REVISED PER ENG/STAFF REVIEW COMMENTS | 11-15-07,

ate 05-07-07

2|?| PRE—DEVELOPMENT [Shecke

DRAINAGE

(=]
aﬂ'
£

o
=]
[s]

=B

N

o |2
[+7]

.4



N/F
teven G. Rowe, et al
Amanda C. Rowe
19998/256
A
7y
\ 5w
\
\ A\
AN
N/F iy
= | P — Warren {l Fifield \ \
7). 16219/237 } \
I g
' I /
Hi = e
4] L e
, whid | ..
g) - - — — — — "
3 Ecsemant granted to Dorer (16219,/240) 3
3 ; 1R e ¥
1 =, I_ Eosement ratoined by Dorer (16450/146) F y
= Mol oot napiin ORI WY G
w| ]! ig
2, i3
=] e —————
A ;
A I g U ¢
— I = ~ li 2
-7 2
a - N/F 3 & &
! LY Rondy C, ﬁ!cuﬂ. of " "i
g M. Unscot, ef jal M2 ™ .‘r_‘ A
] 16450/146 K §a
v aS S
| 1 &
£ 3%
Fl e
: 15" PEDESTRIAN EASEMENT i ;
E NI g /

ll‘
P J
e = = -
— e - — =
]
|
j —_—
- T
. AN X =
. - = - — ——
il 1 - ==
1T /  LOT 1 AT 5~
L e - A
=5
[t 115 L™ :

nd Sl ensr e

o i M 11870

C ! = 113, BARN

= 1 "
ol -
T L i,
1
/s ;
=

cegs
RM ELEV=11|

N/F
Grace Bapilsl Church

Fieldstone Subdivision

(plon reference 1)

3143/382 —-—
s o
i o = o L "‘-./ @
SFN%'-H - - e - e L ‘-r - -
- A
3 |l X — ::‘ '-'-..l * - . §
= "-Il % 5 wil
; ‘l' N a -’ ™ R T
~ N ~, .I. *
- i - -"'.. :
. .
T “.,. N e
l .".. N, 2 ;/:'
- -...._____I L NQ\'- e \,‘ o J ——
. \ o
| | } AR P |
I I - =
) ! l : ’\) " '/ |
FFe 11-5:9 | T / —,-
. | =7 ., e =
| ’ ! 5 / 7 .~ o : Bruce
- | E -—"j,./ “ i Mary L
i T e Vi 96
: ; -, S
ho.0 O N
) ¢ ,f s RV
s s e H - \
o ., - /4R =
\, N @ \ -'.'.r— T
o \\-\ " ' .'-,/:- - l e @
T8 ; /e |. S
N,
/ =4 "‘ E
Lo, ."\ " ! ?: f
T e— - F 5 Fre
i, \ | é g Ann;i;
W 7]
\ z { W B¢

; uojsiaIp

v ,f-:-\‘_-

“1' \ 3 \ ol
NZF N \
| Lowrencs | Wlng

Caorol A. Wlnu
[ 23091/333

EROGRESS PLAN
NOT FOR CONSTRUCTION

THIS DOCUMENT IS ISSUED FOR
INFORMATIONAL PURPOSES ONLY.
THE DATA SHOWN HEREON
IS SUBJECT TO REMSION,

LEGEND
@ SUBCATCHMENT

DRAINAGE REACH

WATERSHED BOUNDARY

oy e @D TS @Ry 5BCATCHMENT BOUNDARY
—
®

A POND

SOIL BOUNDARY

(Tc) FLOWPATH

(Tt) REACH FLOWPATH

A

GRAPHIC SCALE

e e e

1 lnch = 30 #t

Stantsc Consulting Services Inc.
22 Free Street, Suite 205
Portlond, ME U.SA

04101-3900
Tel. 207.775.3211
Fox, 207.775.6434

A

MORNINGSTAR LANE
SUMMIT STREET, PORTLAND, MAINE
PREPARED FOR:
MORNINGSTAR REAL ESTATE TRUST
9 CRAIGIE STREET
PORTLAND, MAINE 04102

= ETETSETS
S
jii
sﬁgsz
HRRRE
|StefEist e
S|5|5%/8(5| 5
Egﬁg?&
FHREERE
B3
=lalz| "B
5|218k-|4
ol |u| [©
E':%o
HHHE
[=N[=3=R (R [=]

POST—-DEVELOPMENT
DRAINAGE

Job No. 210800008

Drawing

7

b \O



EROSION AND SEDIMENTATION CONTROL PLAN
MORNINGSTAR LANE
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Practices ™
Conservation District, and the Mxine
2003. llllﬂﬁeiﬂtdﬂﬁt—hwm!

Drwings or mmmunh -ﬁmﬂum'hﬁahuh

on Control Drawings asd
incladed within e Drumwing 52t o Thore desuiod o
180 INTRODUCTION

Drewings and Specifications and
Stormrwter for this project. The far
ST e e

101 S M Ady

-.,h
it nystzms. It is also
mmummﬂmmmu Wlom sewens with
special mearsres puch s check dams, drop inlet sediment barrien, sediment traps ar
ml)m uﬁ-nm-:-h;w-wyurmndbq

or to off-site k

102 Additional Permits - All work requiriag sdditionsl permits, Incleding local permits
mm«w«.m&m-mmmw

100 CONSTRUCTION CALENDAR

e o 5,“"“?;“““55:’.‘:",_,?“'
waﬂ-u: mo-u_uuum;:m-dmuh
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mum-mmmm“mu—qmmuu

2024 Scasons- The following dates define the seasons as referred to berein:

Seasons Dates®

Wimer Novermber 1* 1o Apel 15 *

Mud-Season March 1610 April 308+

Bpring May 1% 10 June 14 %

lm Jun]!‘hi?mhsli"'
September 16° to Ociober 31

Whmmmﬁgn-ﬂ; The Eagineer ar DEP mast

SPprove any changes in these

202> Critical Areas- are specific areas identified berein or are sobjocted o
w-u::pﬁmunhs\dmkﬂddmnhua

202¢ Erosion & Sedimentution Controls- ure defined as the installation of sl
femc, hay bales, ervvion control berm, ip-rap, mulching, o erosion control
v, v v, st o o e,

dqu&uwwp—-h—umﬁdhﬁ.
204 Gﬂ.—!ﬂnﬂ-nﬂﬁa‘nﬂmd ‘vegeiative cover.
doca not include. umudhqw

dd-d-!hm-yqﬂ;b-ﬁu-m-dwﬂ-d
cosmg

02.e Grubbing. s the remmaval of grass, roots end scrub required to begin
‘emrtwark

2,021 Interim Period - lp-udnfﬁh:i.l--w“mm
‘awaiting the next phase of

2.02.5 Eartiwork- cunsists of the movement of scil by mechanical mens including
excavaticn, filling. grading, trenching. shaping nd pood construction.

2.02h Temporsry. -Mh—m*nhuuuh—mﬁmw

controls, seading or other measares intended 1o be wither

remaved, replaced, reworked, resseded, or followed with permanent
eaures

202i r_-qrm-u-uuumuauuu.md
o sedimentation contrals, seeding or other measures which will
_wmmm
202) A i

compaction, siractaral integrity, workmenaisip or ofher construction elxied
Mamﬂmmm.-m_d-mn
‘complisnce.

202k Engineer - .-dh!:llﬁlla-ulq'-—iud'

Conmiting and/cx en engineer, reprosentative or mspector designassd
mm-:mﬂdﬁbm-hm %4

203 mﬂd%ﬁmmmumulﬂa

ftems are required for of thi
E ddﬁnhhmnm&-ﬁ;hmm
‘seasons s hervin defined sbove,

ur_--,h-.d;-_nw._, o inthe
i-hm-‘“m ‘Cartain problem arcas may
the coune
phmhhduﬂnl“dmh
ﬂbﬁ-d.m

‘SpyFOpnate aosion M o
mmmhm“-wn e

2030 Erosios & Sedimentation Controls Installation- erosion control inmtallation
mmm,—;h&ﬂwunﬁn—mhﬂkwmu

the practical, esosion eontrol measmres should be
‘manmer or fll in advarce of ‘meicipated or
wbumdwmmmﬂmmm
locations end imstallazion procedres.

203 m._a_h.-qmmmmwu..w-m-

This construction mey oocur in the spring, summennd
fall senscn. h-l)kllhvdhhlﬁn- season. Howevey, the winker
constroction schedule must be followed.

3.01 EROSION CONTROL MEASURES

General- Th £ o or &

neoded -l-:-ﬂmd
m“.‘-:.m.. :mnr. meLrwe, L
0t 1hown on Drswings may be required as specified berein of requested by the
h—zumhmhmumﬂmww&

30ls hhmm‘l’Tm&mﬁqﬂnumiﬂﬂ
barriers shall be wsed on all gorm ::h: B L
o prevent sediment from enicring the siorm drain Fystem during
constraction. mhuhnm-ﬂ'—--i—n

fece,
Mmmmmmwhmm-
dstailed on the Drawings.

3014 Mulching. shal ot of u-i.ul'm(uhy)-kbmh:u

11 shall be mpplied

301 M-Mmdm,mﬂmwm
ph may b with sod where desi
Netting over straw muleh B¢ Fubstituied for matting when
mtyl-—un;:,uu-un.m nd

30)ei Where indicated on Druwings.

300eii mb—ndlﬂh-ﬂl—hﬂipﬁ&w'ﬂﬂyﬁﬁ .
w-lﬁr-glﬂ-ﬁa-mnu-s. ¢

30Leii Outlpllnp- rilling may ocoar or where bas
10 be incfiective in the field ——

3.01.edv Where straw mulch has been determined 1o be neffective based on
Mn&ﬂw-ﬁnﬂhlﬁ:m

301 Ripop-, ﬂh“hmqmmﬁm
22 shown oo mu‘hﬁ-u—:mm Tt shall
specificd on the A i rip-rap size
ﬂb,-su-ﬂhmunmh-ﬁ_am inga. 7
where revegetation

locations mating, high veloc ity
h‘wﬂmhmhh%hhﬂhmh

01y Mmi-t‘-mbe-ﬂdu&nh-lnﬂanfﬂm
Beld imlets mnd storm drin gulets where indicated on lnp-m
mnﬂnmqumh%hwd
in locations wi
mhmnuhm"huu-mwlw

301h o.u-nmnp«pmcwuhpmmum
s locations where o0 Drowings md Detal, md

Jocations where:
plp-n-hhrw. hmlvm_-. i.nun:'
- ‘name
iz s that specified on mnn,-‘iﬂ-tukudun
otherwise specificd.
3.01i Sume Check Dams- shall »hﬂunu—gn{ Fovales or 8l
culvest inlets &3 shown 0n the Drawings. These check dama serve & redoce
Bow velocities in

spiliway st the center as ibown oa Details to
nd scour u the outer edges alng the wides of the ditch,

301 Loval Lip Spreadicr - Unlas odberwine Specifed o idicaed cn Drxwings,
i,q;::rmmn,_-mnnh?auunh:l
desp, ponded srees discharging troogh s
un-v:..n" na-c_m“h.tur mreaden
sheet =d level
-hn:'-d-nu-mm... e

301k wmnwn—nﬂi—am—mm

The size, type and locaions of these shall bo as shovws tnd detatied & s
shall

umm-mmmux
inch crushed riooe. Sione entmooe shall be placed on

Mlﬂ*c]ﬂ-hnu lommnmﬂ-n{a-_nm

3011 Do Control- Contracior sl ke nevessary seps o prevest bowiag smd
nataral or
wmu«-ﬂﬁmu-«mm
Mochmical swocpens or washing of prvement shall be wsed where nocessary
nmﬂmbhﬂhwwm All exposed sail

b-:
A a ey prar

s ip&:“tm-dnnhx
trestient wpplied

frequancy -unu‘.l.qnnu 8 nocewsary o
3012 Housekeeping Noles

and equipment ou ite. Appropriats spill
lﬂmp_iq-n‘h-pha.
2 Protect groundwazer p&mmumh—hm

4.00 EROSION CONTROL EXECUTION
401 Ganeral Ce

or mainlenance of
measres, Contractor shall refer o the “Maine Erosion ed Sediment
Bert Practices™ (BAMP) Manal for
detailed procedurcs or comtact Engineer for sssistmmce.
mmdﬂmhﬂnnMUuwhm
Purposes based oo
ﬁmﬁnd-mmmmﬂw«
modifications hall be spproved by e Engineer.

4012 Fm_hdy&mwmmmhnh
5 unireated o unvegeisied condition.

4.0Lb Ercsion Conirol Installstion - thhmn‘mnlhhq.

‘erosion comtrol mix berms, camstruction etrEnces, stone
check darns, inlet protection, or other s ul
djacent to constraction areas, sroued caich basing, &t the loe ‘slopes aind
s us shows on Drawings, or & o i -

40le Taplil‘ﬂh-a&p&d“h
potcntial for

far le from cxisting.
::‘;‘h;’::l!ﬁylmw

40Lei w%mﬂuwlﬁhﬂlmhmdﬁdﬂe
sockpile.

4.01cii Hﬁvﬁlwmﬂwﬂélﬂnﬂﬂdm
-n.“uwdh_ﬂmw-.ww

wmmhbwmmuh
mwmhﬂn.—. Mﬂlﬂlﬁﬂu

indicaied or required.

40146 Mmmﬂmhmmhﬂmﬂ
Tevegouied in accordence with Section 4.02-
P--l-ﬁ'-dﬂnldab‘

40143 Temporary mulcking snd/or seeding shall commence immadistely
following initial fine grading of ey area expected t remain bare for
= Interin period of more than 15 days (7 days fox senitive and

critical ress). Stabilization o

determined in

4014y hinkh splicsion e shllbe denble dinin wisier consretion.
Ml:ﬁd;k t mhmﬂhdﬁﬂhﬁ
emineat h‘::nlehnwmlklﬂlh-cﬁrmﬁ-?m

4014w P ot be. the
-—‘-u-h. o) Stiempled duriag the fall or winter
"‘-"| E"". shorwiss

ood
u-m-ﬂmuql,hhmmqm
401 4vii rm-ﬂ.-awm&wlr-m-dm_au
5%
coversd by vegstation. uqm‘-.or-u.u-ﬂ.-mu

Epparent, repain shall be made and other \emmponary messarme
uh—-mmmumm), reovishrrig
respplicd 1 necessary o compietely cover

TABLE 1
. 5 Minkck Teamponry Siedia

Interimm Period®. (Days) (Hay)

015 07) Neoe Nome
730 314) 2balew/1000 3g.0.

Nous
2halel000sgh (P scading
th!hpluh; 4-ales/10003g.8. Dot seeding osly

-vu—-p_n- Inlerim period for sensitive & critical areas.
** Malch application rates shall be 4 bales/] 0008 for winter constroction
o mﬁmmm
(LBa/1000 ug. ) (Inchey) Seeding Dates
Asswml Rye Gram 09 1l A w1
Suden Grass [T 1 71 o815
Peyenmial Rye 15 w 1510 9715
Grasa
Winter Rye Goam 16 1 91510 1015
Dormant i 35 1 1015w 331

s
50% Anemal Rye ©3)

402

4011 C i - will be di d
n-—-dmm -_ltj-ﬂnr-igwil.lhnbihd
umdm-ﬁma—u-mﬂhmm
o dally be tracked omio it

4.0l.5 Wimter Constraction- For mmmmummh
Cogmactor abhall adhere to the follawing practices:

Aolgi Aﬂ. 3 echodule of i the Engi
wmh-:rmbn.d-:

401gii Tho intarios pericd for sy exposed eres shall be limited 1o 7 calendar
days.

4.00.giii mmwmmahﬁmhzmumm
the site. Contractar muy expose mare than 3 acres o » fime
mnwum
401giv wmwumwm hﬂdmn!ﬂliw

o pubstitute
Mm&hﬂ&ﬂhnhcrﬂ-ﬁm‘ﬂ

40lgv Muldhing and seeding rutes rutey ghall adbere 0 the Temporury Seeding and
Bchedule, (Section 4.01.4). Nots thot all mulching rate
nhﬂkMHllﬂmuh CABLE | (Section 4.01.d.v), mnd, shall

40lgvi Permanent seed be L‘—-m
Lgvi -ndn.h.l!n mby during winter

4014 N-mhﬂ'hlﬂﬁ-hk mmmhwh-ﬂm

b,hhpq umwuﬂ.ﬁdmnhn-

mC—nsﬂ-rwwhwh salad Inspector thall perferm weekly

mu-mmmmmmmm

401k Iﬁ_ﬂ-mwﬂlh

401ME Stome check dums, hay bale barien, barriens, erosion
mwm‘;’mu_ﬂ.ﬁuw-ﬂw
Bt tpped bebied thosc baiers shall be remaved whes it
mh.muiuh(- U2 g o e o B check
dams) wnd rodisuibuted to o ereas undergoing final grading.

401k W-uq-ﬂqn‘lmdmh-nq-hﬂlewud
‘maintained at ‘ananonth imervals. The sodimenty shal] be
Temoved ance it ittains & depth of 6 inches
401hiv New campletion of the comtruction snd sfler fhe ste is revegetiod
wiabile, the Contractor shall i clean, maintuin, repair,
v#ﬁnnmuﬂrnb. i mmdum.

Permanest Plas- The th
Licive s—-;_l Mulching um."-am

4028 Lowssing. A minkmemm of § inches (enless therwine specifid)
be sproad aver distarbed areas -n(pun.-ﬁ-mua-ml
lommm shal b ot epproved by

Al

4.02b Final Sceding:- Al inal seading thall be completed completed immedistely (within 7
following final grading. final fertilizing and scoding l\llm
oy o o by o e B

Speieatn S 530 e Rl
402.c Mukbing: - AU sreas shall be Y soeding.
G e o A e o e
wu“:um brydramulch or any suitsble pubstitine
d,ﬂmmﬁﬂﬂkwlhudlmpﬂm@hwz
4.0 shall conaist of

fBiber and' sprayed o
water over s seeded wren. Bydro-mulch aball not be
‘waed during the fall, winter or mud season,

402 liMulcking shall be monitored -un,' the monitoring schedule
(Section 4.01.). Should mucing o b e g cr
mtting shall be used fn fo place.

4024 Dormant Seeding:- - Constraction shall be plasned 1o eliminate the peed for
-uﬁ..dm.mﬁn.‘;hu-—d-nnu-lhmﬂuh
these dates, the following procedur: shall

4024 Only unfroren Jomm shall be tsed.

4.02.4.6 Losming seeding and mmlching will not be done overmow i
mow exists, it st be remsoved prior (o placement of seed. e
AMnmmrmhhmﬁm-&w-ﬁu
Mmz t-u-x. u‘mh
Cﬂ:ﬂn‘ﬂl

mmmhwu_mhu
Temmporary Seeding xad Mulching Schedale shall

“,Mhhm

Lm-hﬂnp-p—ut-: :1, nu-n-‘unndnu—nqwiuu
mmulch, excrpt that neotting over mulch may
h-dﬁ-:mbyuﬁuﬁu
402 mﬂﬁn—(h’l—ﬁgﬁﬂuﬁnhm 30 deyn
usti] 80% corver | establi “n'-’u

403 hﬂ-&“mﬂ ﬂw-ﬂ-mﬂmmh

the responsibility of the Contractor. Al erosion controls sball remsia in place md
mwummmmmhmﬁm-—h
stable.

4032 Anwres s considered suble if:
4.03.0§ An 80% cover of grass has beep evtablished.
4.03 bt is paved
4.03 2. 6iRiprap ex otber i pee md fimctioning
property.

4mb wﬂmmwlhn = vf lnd are puble,
lh.l offsite.
T The haybales [nn &pnnd 1mlly property

4.03.biDisritvned to m ares undergoing final grading.

403b inena i L md
mmdmuhmmu_mu
slaed

405 The rapped bekis dazms, performsd ri
gl o bausing, shall b tgrbeind

i oy s, e o
4.03.4 The riprep nd stone from the chack dams sad Fsers mry be sither:
4.03.diRemoved, ar
4.03 d.iRegded in an aesthetic manner thar does vot inhibit flow or creste
erosion.

403e m:mhiwdﬂmhnbnmhh
sedimentation eas st be loamed (if necessary),
mﬂﬂwnmmu_m

580 CONCLUSION

501 par L, if i m’-‘-:--p
Erosicn and Sedimentafion Control upmmmuau :--,.m"
erotion or sedimentation either on or off the aite.
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TION B~

@ HANDICAP CURB CUT & SIDEWALK RAMP

CETTTD T
— =2 /i -
e L ;.ﬁlll/flm

@ BITUMINOUS SIDEWALK WHEEL CHAIR RAMP

NOTES:
1)mummmummmﬂmmmamx
wmmmnmmummwmmm

z}mmmmzmmmmummmmn
mmmmmm(@mmum}
3) THE GEOTEXTLE SHALL BE DISPOSED OF OFFSITE.

qummnmmmuumwmmmmm

@ TEMPORARY STONE CHECK DAM IN DRAINAGE—WAY

T O SCAl EC-OEDDAS- ST 4o-48.

LEVEL LP OF SPREADER TO BE CUT ALONG
TRENCH SHALL BE CROWNED 3"4 }_ﬁ.,_’ / DXISTIRG CONTOUR (AREA BELOW LP UNDISTURBED)
e

BE INSTALLED W LEDGE
N 8% LAYERS EVERY 100°%
N TRAVELED AREAS OF MORL THAN
(SE PECS)

R
ANANAN
R

\\.,,
R

R
N

174
7
A

Z
7

N
¥

R
A
U

7

7
35

N

CLEARENCE
LEDGE TRENGH IS 6

%
2

N
A

A
&

\’/
A

A

3

1 LML SEAERS SHALL BE DSTALLID UNDER T DNECT SUPBRVSON (F B DIGNIR,

1 CMTCT LML UP T0 2000 FERCNT GUGE TD BISRE UMFIRY SPREADIK: OF SEDAENT-FRET RN-OF (CONOTIE
SECTION THRU WATER MAIN LEDGE TRENCH 3 1D St € oD o o s o
11 e 4 PAT GEUTEXILE LG ON SREADER A SHOW, MCAOR B DGES N §'” WDH & TAP BADTLL M0 TDNOL ANOIH

mmrmnmrﬂummm&mmm
nmmmmmnummnmnmmmxw

mwmnmmmmmmm TWATER SHALL MO BE RE-COMCENBUTED
BATUTILY BELOW BE PONT OF DISDURSE,

-,

!
3
E

COSTUCTON OF LEVEL LP SREAR SHALL BE FROM UPHLL SOE (LY. LEVEL LP & AREA BELOW SPREATER SHAL BE AT
SERVICE. CONNECTIONS SERWCE DIETHG GUES & \WOSTUREED B EARTHSCRK OR EQUPHENT.
CLAWPS) WLL BE INSTALLED S0 THAT THE QUTLET L COSTRT SIEAR WH LP AT DXSTMC ELEVARCH AS SPEDFED,
IS AT A ANGLE OF NOT MORE THAN 45° ABOVE
THE HORIZOWTAL ALWAYS PUT A BEND OR
Wm!mm( NHMLIEM_EW
CTING TO PROVIDE FLEIBUITY AND i}
CONTRAET 1 TR s e o ) RIPRAP_LEVEL LIP SPREADER
mmmm/mmm T AE LN - SIEA-STOEAS-5

| 16
Hp 1 )’

N
&a = 6" BANK RUN CRAVEL
ARSIy S OH OR CEOTDXTLE
T DXSTING GROUND
3/4 N0 1° CC THREAD
TYPICAL RIP_ RAP QUTLET DETAIL
70)—SERVICE SADDLE 7 ) —o1 —

nm'-’fk:l.lum\‘llmwn “;I.:':n'-m'-lﬂu

::“wmmmnm |-, -Smlﬂrlm

femvopmemmn,, SRR

il

mPRSSSS  tmmmena.

e .
NOTE: HYDRANTS AND ALL SERWCE PPE SIALL MEET PORTLAD WATER DISTRICT STANDARDS éung.g?i:'":ﬁﬂ”‘ TR ———

@ TYPICAL HYDRANT INSTALLATION DETAIL 6 GENERAL MATTING INSTALLATION GUIDE

70" NOMMAL

7 HGH FACE OF OF8 mesmu
o — 1" REVEAL
2L, /////Zﬁ”%—" - =

1" DRIVEWAY LP
_____ 1 77T
LT OF PAYMENT i
CURB TYPE T SECTION
|ON: MINAL SE ke

Ay \w

@ NEW BITUMINOUS CONCRETE DRIVE & PARKING

T T SO

L —

el
- ——— W0 TR WK ABLE
COTRY POLE, SPEC: (Jﬁﬁ-mﬂﬂu’éﬁ P A
WELTS AN ALDY  ALLOY-PERM. OLF BASE
SHATT, 5 QD. x 0125
WAL, THERD 575", ANCHOR BOLT (TVP,
HLAC DURADC FNSH(CONC. BASE TO B¢
5 O DITRE ENLARGED AS =
| JSELY B W/ 0250 O MAWTAK 3 MN. 5
Y WAL ORIESS MBEIEAT  BETWERN BOLT & OUTR Y
= TREATED AFIER WELONG FACE OF BASE)
356-T6 CAST ALMWUM 10 DA BOLT GRGLE
ALLOY BASE, TYPE
- HES-5 (PERMANENT Y
3 WOLD-SEE DETAL) AL o]
e PROVDE CLA & BOND
TO POLE W/ 6 COPPER i
= COHCRETE BASE BASE
= FNSH GRADE -t
- 3/4" DA ANCHOR RODS, 1”7/
RUTS, LOCKWASHERS,
g & FLAT WASHERS, GALY.
E - STERL, (4) EA REQD
in

3 TYPICAL LIGHT POLE DETAIL

TR S

e )

@ BITUMINOUS CONCRETE WALK

MATCH TO X PAVOMEN

@ PAVEMENT SAW-CUT
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Memorandum
Department of Planning and Development
Planning Division

To: Chair Beal and Members of the Portland Planning Board
From: Jean Fraser, Planner

Date: December 8™, 2006

Re: December 12", 2006 Planning Board Workshop

Morning Star Lane Subdivision, vicinity of Summit Street
Morningstar Real Estate Trust, Applicant

Background

Land Use Consultants (LUC), on behalf of applicant Morningstar Real Estate Trust, has
requested a second Planning Board Workshop to present a revised concept plan (sketch
plan) and further storm water evaluation for the proposed subdivision. The sketch plan
proposes 10 lots, one less than in the original submitted proposal.

They seek feedback from the Board during this workshop about the key elements of the
site layout revisions and storm water issues prior to submitting all of the requested
information and proceeding with detailed engineering development of the project.

The revised concept plan submission (Attachments 1, 9 and 10) addresses several of the
concerns raised at the Workshop and includes:

1. Relocation of the access road to the boundary with Grace Baptist Church lot line
with potential benefits for tree saves;

2. Relocation of some of the possible home sites further to the north (those abutting
the Lester Drive neighbors)

3. Evaluation of how the development affects the down stream storm water system
with and without on-site detention.

The applicants are proposing to utilize the existing detention basin (just off-site to the
southwest) (see Attachment 3 which outlines progress) and have designed the layout so as
to avoid disturbance within 25 feet of the watercourse on the site. They are in
consultations with the abutters to see if they can acquire rights to use and improve the
existing off site basin on adjacent land.



At this stage the question of whether it should be reviewed for compliance with
Subdivision requirements only or also with Site Review requirements has not been
determined as this depends mainly on the final proposal for drainage of the site.

Workshop of October 24, 2006 and Public Comments

Six written representations were considered at the Workshop on October 24, 2006 and 13
abutters/neighbors spoke at the Workshop. The main concerns were the protection of the
stream (information was presented suggesting the watercourse was spring-fed and that it
flowed year round), impact of filling wetlands/drainage (existing standing water
problems), loss of trees and adverse impact on the character of area; traffic issues and
adverse impact on wildlife were also mentioned.

The staff letter to the applicant of 11.2.2006 (Attachment 2) has sought to draw together
all the issues that were raised at the Workshop by the Board, staff and members of the
public.

Two further letters have been received specifically addressing the revised sketch layout
and related submissions; both raise a number of concerns. One letter is from Pam
Burnside (64 Lester Drive)/Mary Hutchinson (135 Lester Drive) of 12.5.2006
(Attachment 4); the other letter is from Steven and Amanda Rowe (514 Summit Street) of
12.5.2006 Attachment 5. In addition, an e-mail from Pam Bumside on 12.7.2006 raised
further questions regarding the watercourse and wetlands (Attachment 6).

Staff comments

Staff met with the applicant at their request on 11.8.2006 to clarify comments and
concerns as set out in the 11.2.2006 staff letter and to assist in identifying technical and
legal issues that needed to be resolved. These discussions were followed by the
submission of 11.28.2006 (Attachment 1, 9 and 10) which addresses a number of
fundamental issues.

A formal review of the submitted sketch plan has not been undertaken by staff as the plan
does not show enough detail to assess the full implications of the proposals on abutters
and on the site resources. The proposed revised layout appears to be an improvement over
the original submitted proposal, but there are a number of unanswered questions regarding
the impacts on abutters, drainage, wetlands, trees in other areas and the watercourse.

Informal staff comments on the plan revisions are as follows:

e The general location of the revised access road is acceptable from a traffic perspective
(see comment from Tom Errico in Attachment 8);

e While the relocated access road does appear to allow more trees to be preserved in the
vicinity of Summit Street, a tree survey and tree preservation plan is required for
review;

e The implications of the loss of trees along the boundary with the Grace Baptist Church
needs to be assessed, including the scope for reinstatement planting;
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e The orientation and height of the proposed house building “envelopes” near Summit
Street with the associated considerations of grading, buffering and drainage need
further consideration;

e Some of the lots are farther from abutters than in the previous plan while some are
nearer; the impacts on abutters is difficult to assess in the absence of other information
such as proposed “no tree cut zones™ and the heights of the proposed homes;

e The City requested downstream storm water modeling be undertaken to ensure that
flooding would not occur. This was undertaken and submitted on 11.28.2006
(Attachment 1) and staff accept its conclusion that the development would not cause
flooding downstream nor in the existing detention basin (off site) even if there were no
detention on site (Attachment 7 City Engineering Review comments of 12.6.2000).

e It would be a benefit to both the project layout and the abutters if a detention basin
was not constructed within the site, as it appears more of the existing mature tree
cover could be preserved;

e Staff are unable to comment on the other benefits ascribed to the proposal to share the
existing (off-site) detention basin as outlined in the LUC e-mail of 12.6.2006

(Attachment 3);

e No further information has been received regarding the stream and staff recommend
the watercourse be classified as an intermittent stream for the purposes of this
discussion, for which a 25 foot buffer would be required (and it is noted that the sketch
proposals do not infringe upon the 25 foot setback);

e The impact of the proposal on the wetlands has yet to be fully documented and the
scale of wetland fill has not been shown on the plans; also the Tier 1 Permit
application is pending.

Next Steps

In addition to the items covered by this Memorandum, the following items remain
outstanding; several items have been included in this list based on recent reviews:

o Submit further information (to both the City and MDEP) to clarify the extent of the
watershed boundary upstream from this watercourse and confirm or otherwise the presence
of springs as a contributing source to this watercourse.

° Show the 25 foot and 75 foot setback contour lines on all plans as previously submitted and
extend these contours outside of the site boundary so that the impact of disturbance at or
near the boundary can be understood.

° Show the areas of wetland proposed to be filled, with calculations of the areas of wetlands,
areas of fill, and provide a copy of the Tier 1 Permit application.
° Demonstrate that the remaining wetlands (including alongside the Church and along the

boundary with abutters on Stonecrest Drive) will not expand/relocate as a result of the
increase in impervious surface/filling of wetlands and will not adversely impact abutters.

o Submit a tree survey showing the location of significant existing trees, as previously
requested. This plan should show all of the significant trees in and near areas that are
proposed to be regraded or otherwise disturbed.
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° Show the location of existing significant trees (over the whole of the site) that are to be
protected and preserved on the Landscaping Plan, including identification of “No-cut”
zones.

° Clarify what legal or other steps will be taken to ensure the trees designated for retention
would not be removed by the prospective owners.

0 Confirm what vegetation will remain over the sewer easement and whether any tree loss can
be reinstated.

° Submit a Class B High Intensity Soil Survey.

° Obtain a letter from the Maine Department of Inland Fisheries and Wildlife regarding the
importance of the area as a wildlife habitat and address the issue of its possible value as a
wildlife corridor.

° Regarding any detention basin on or off site, clarify its design including how often will it
have standing water in it and what steps will be taken to avoid mosquitoes and ensure
security. For off-site basin, secure rights from abutters to utilize.

° Clarify the arrangements for maintaining the proposed detention basin, how the basin will
be accessed and what/when maintenance operations will be undertaken.
. Submit a waiver request if only one sidewalk is proposed along the cul de sac, indicating the

basis on which a waiver is requested.

. Incorporate pedestrian/bicycle links to Portland Trails and other neighborhoods and
amenities.

o Confirm willingness to contribute $5,000.00 towards the implementation of future traffic
calming improvements on Summit Street between Lambert Street and Washington Avenue.

° Address the comments of the DRC Dan Goyette of Woodard & Curran dated October 19,
2006 regarding the setting of monuments.

° Hold a neighborhood meeting.

Attachments:
[also see PB memo considered October 24, 2006 and its attachments]

1. LUC submission of November 28, 2006 letter and Storm Water Management
Report (submitted plans in Attachments 9 and 10)

2. City Planner letter dated November 2, 2006 (includes Engineering Review
comments of October 19, 2006)

3. LUC e-mail dated December 6, 2006, outlining progress on proposal to utilize the
existing detention basin

Further comments from neighbors/abutters

4. Pamela M. Burnside (64 Lester Drive)and Mary L. Hutchinson (135 Lester Drive)
letter of December 5, 20006

5. Steven and Amanda Rowe, 514 Summit Street, letter of December 5, 2006

6. Pamela M. Burnside e-mail of December 7, 2006

Staff comments

7. Engineering Review by Dan Goyette, PE Woodard & Curran, memorandum dated
December 6, 2006

8. Traffic Engineering Review from Tom Errico, PE Wilbur Smith Assoc. dated
December 6, 2006

Plans submitted
9. SK-1 Revised Subdivision Sketch Plan
10. Offsite Drainage Study Lester Dr. Area
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M mend  la

David A. Kamila PE
Frederic J. Licht PE

Thomas N. Emery RLA
. J. David Haynes RLA

November 28, 2006 2897

Ms. Jean Fraser, City Planner

Department of Planning & Urban Development
City Hall 289 Congress Street

Portland, ME 04101

Land Use Consultants Inc.

planners Morningstar Lane Subdivision Summit Street (Planning Bd. Workshop Review stage).
il ? ol ; : Revised Subdivision Sketch Plan for Workshop Presentation
arechitects

Dear Jean:

In response to comments from the October Planning Board workshop meeting and the follow
up meeting with staff, we have prepared a revised Subdivision Sketch Plan and Offsite
Stormwater Management Report. We are attaching 14 copies for your use. We respectfully
request that before we re-engineer and redesign the entire plan set, that this application be
scheduled for another workshop meeting with the Planning Board to discuss the proposed
revisions and ongoing discussions with the abutters.

We have done the following since the October Planning Board Workshop:

1. Met with City Staff to review comments regarding Lot layout, landscaping and
stormwater. )

2. Prepared storm water evaluation to model the down-stream impacts and developed an
alternative approach to share stormwater facilities.

3. Relocated the access road to run contiguous with the Church property side lot line.

4. Reduced the number of Lots from 11 to 10.

5. Continued direct discussion with some of the abutters.

Benetfits of the proposed plan revisions:

1. Preserves more trees and buffer particularly in the southwest corner of the site.

2. Increases opportunities for tree preservation and additional buffer planting to the east
of #514 Summit St.

3. With or without onsite storm water detention, the proposed development will not cause
flooding down stream.

4, Provides more opportunities for tree preservation throughout the property.

5. Increases the setback of buildings along the southerly boundary with Lester Drive.

As you are aware, there has been considerable effort put forth to date to get before the
Planning Board for one workshop. We look forward to discussing the plan revisions with the
Planning Board.

Please don’t hesitate to contact us if you have any questions or comments.

4

_ Encl. SK-1 Reviged Subdivision Sketch Plan 11-27-06, Offsite Stormwater Management
voice (207) 878 - 3313

fax (207) 878 - 0201 Report 11-2

email: landuse@landuseinc.net i f\_d,bLCLe.d '2 f o - Aeo MMJM,U\_}S Cf + O
A e e s
| PP e e e '

Singerely,

966 RIVERSIDE STREET
PORTLAND, MAINE 04103



Offsite

Stormwater Management Report

Morningstar Lane

Summit Street
Portland, Maine

Prepared for:

Morningstar Real Estate Trust
9 Craigie Street
Portland, Maine 04102

Prepared by:

Land Use Consultants, Inc.
Portland, Maine

November 27, 2006
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Summit Street

Morningstar Lane 2897.1 I
Portland, Maine

OFFSITE
STORMWATER MANAGEMENT REPORT

Morningstar Lane Subdivision

1. Introduction

Morningstar Real Estate Trust has been requested by the City of Portland to analyze the possible
downstream impacts to the existing stormwater system in Lester Drive due to the proposed
development before the Planning Board.

2. Predevelopment Conditions

2.1 Existing Site Conditions

The existing conditions was analyzed using the existing 24 concrete culvert passing under
Washington avenue at the bottom of Lester drive as the point of interest. The 24”culvert
daylights to an open channel and ravine before passing under the railroad tracks beyond.

The analysis took into account the property east of the site, which includes the church property,
the property to be developed and the area of Lester Drive that contributes runoff to the 24”
culvert. The watershed map is included with this report.

3. Postdevelopment Conditions

3.1 Proposed site Conditions

The postdevelopment downstream impact was analyzed for two conditions. The first condition
analyzed the proposed development utilizing an onsite detention pond discharging into the
existing adjacent pond. The second condition analyzed the site runoff discharging directly into
the existing adjacent pond without on site detention. Both conditions analyzed the 24 culvert as
the point of interest

4. Stormwater Analysis

The 'Hydro-CAD Stormwater Modeling System' computer program (Version 7.0) was used to
analyze the pre- and post-development runoff from the project area for the 25-year storm events.

5. Summary

The offsite analysis requested by the City of Portland revealed that the proposed development
with detention would not cause and increase in flows discharging from the 24” culvert under
Washington Avenue. This condition reveals a decrease of 0.18 cfs discharging from the 24”
culvert.

Stormwater Management Report 3



Morningstar Lane 2897.1
Summit Street
Portland, Maine

The development discharging directly into the existing pond without onsite detention shows an
increase of 2.76 cfs for the 25-year storm at the 24” culvert. There is no attenuation in flow
passing through the 24” culvert due to the increase. Overall, the analysis reveals that Morning
Star Lane will not cause flooding downstream with or without onsite detention. Additionally, the
analysis reveals that with or without onsite detention the development will not cause flooding in
the existing detention pond. The attached tables summarize the flows for the pre and post
development conditions at the 24” culvert point of interest and at the existing pond adjacent to
the site.

repared by
e

P
Lynwood Myshrall, P.E.
Senior Project Engineer
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Morningstar Lane

Summit Street
Portland, Maine

Tables

2897.1
11/27/2006

Peak Runoff Rates (cfs) No Development Detention

Table 1

Points of Interest
24” Culvert

Design Storm

Predevelopment

Postdevelopment

Difference

25 Year

34.90

37.66

+2.76

Table 2
Peak Runoff Rates (cfs) With Development Detention
Points of Interest

24” Culvert
Design Storm Predevelopment Postdevelopmeilt Difference
25 Year 34.90 34.71 -0.19
Table 3
Existing Pond Summary
No Development
. Inflow Outflow Mazx. Stage
Design Storm ofs i P
25 Year 19.96 19.92 88.82
Table 4
Existing Pond Summary
With
Development Detention
. Inflow Outflow Max. Stage
Design Storm ofs o P
25 Year 20.23 20.19 88.86

Stormwater Management Report
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Morningstar Lane
Summit Street
Portland, Maine

2897.1

11/27/2006 ‘ 9

Table 5
Existing Pond Summary
Without
Development Detention
; Inflow Outflow Max. Stage
Design Storm ofs ofs ft
25 Year 19.02 18.99 88.58

Stormwater Management Report
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Aichment 1 o

Planning and Development Department
Lee D. Urban, Director

Planning Division
Direct
Alexander Jaegerman, Director November 2, 2006

Thomas N. Emery, RLA
Land Use Consultants, Inc
966 Riverside Street
Portland, ME 04103

Dear Mr. Emery,

Re:  Sub Division and Site Plan Review: Morning Star Subdivision off Summit Street
Our Ref: 2005-0232

Further to the Planning Board Workshop held on October 24, 2006, I am writing to clarify the
issues that should be addressed in the revisions and what further information is requested to
allow the review to continue at a second Planning Board Workshop on this project.

1. Watercourse: A central issue is the status of the watercourse on the site. The City’s Sub
Division Ordinance uses the same definition of a stream (protected natural resource) as the
MDERP ie Title 38 M.R.S.A. Section 480-B, subsection 9 (NRPA Act), as updated.

The Act states: 9. River, stream or brook means a channel between defined banks. A
channel is created by the action of surface water and has 2 or more of the following
characteristics.” (5 are listed). Woodlots Alternatives confirmed that three of those
characteristics were not found (A, D and E of section 9), that one was definitely found (C
of section 9.) and that it is unknown” whether B. was met. B states “It contains or is
known to contain flowing water continuously for a periods of at least 6 months of the year
in most years.”

At the Workshop six immediate abutters gave testimony to the fact that the watercourse
flowed year round, and several suggested that the watercourse could be spring fed and was
not just a “‘degraded drainage channel”. Given that Woodlot Alternatives Inc. could not be
definitive on this point the status of the watercourse is still unclear from the City’s
viewpoint. Please submit further information to clarify the extent of the watershed
boundary upstream from this watercourse and confirm or otherwise the presence of
springs as a contributing source to this watercourse. This information should be submitted
to both the MDEP and the City.

1.
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At this stage the weight of evidence indicates that a 25 foot buffer is justified and
therefore all disturbance, including that associated with the proposed detention basin and
its structures, should remain outside the 25 foot setback contour.

Please retain the 25 foot and 75 foot setback contour lines on all plans as previously
submitted to assist the Planning Board’s understanding of the proposals and their impacts.
Please extend these contours outside of the site boundary so that the impact of disturbance
at or near the boundary can be understood.

One factor on which little information is currently available is the role of this site in terms
of a wildlife corridor. The arguments made in relation to the Ball Park subdivision may
also apply here and also support the need for a buffer along the watercourse.

2. Wetlands: Please show the areas of wetland proposed to be filled, with calculations of the
areas of wetlands, areas of fill, and provide a copy of the Tier 1 Permit application. Also
please demonstrate that:

a. Wetlands alongside the Church will not expand/relocate as a result of the increase
in impervious surface/filling of wetlands near Summit Street and that there will not
be any impact on 514 Summit Street;

b. Wetlands(including standing water) now located along the NW boundary and
partly within abutters property on Stonecrest Drive will not be increased and/or
relocated nearer to these properties as a result of the proposed development.

3. Existing Vegetation: In view of the large size of existing trees, the density of the existing
planting, and the associated wildlife habitat, please submit a tree survey showing the
location of significant existing trees, as previously requested. This plan should show all of
the significant trees in and near areas that are proposed to be regraded or otherwise
disturbed.

4. Landscaping and Tree-saves: We understand that the applicant is preparing revisions
which will save more trees and provide greater buffers to abutters. The Planning Board
supported the option to relocate the access road and preserve the substantial stands of
white pine along Summit Street and in general the proposal should respect the character of
the area.

For the revised submissions, please show the location (on the project site) of existing
significant trees that are to be protected and preserved on the landscaping plan. “No-cut”
zones should also be identified. In addition please clarify what legal or other steps will be
taken to ensure the trees so designated for retention would not be removed by the
prospective owners. Also please confirm what vegetation will remain over the sewer
easement and whether any tree loss can be reinstated.

5. Drainage: Please submit modeling information that demonstrates that the downstream
piping can adequately handle the development’s storm water. I suggest that you discuss
this further with the Citys DRC, Dan Goyette of Woodard & Curran, as suggested at the
Workshop. Concerns regarding the timing of peak flows need to be addressed along with
the cumulative stormwater impacts of the development and local roads on flooding
problems in Washington Avenue.

O:\PLAN\DEVREVINSummit - Morning Star Lane\Revised as from August, 2006\11.2.06 letter re second workshop.doc
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As outlined in the Planning Board Memorandum the proposed detention basin and
associated structures/disturbance should be relocated at least 30 feet from the site
boundary to minimize downstream impacts, as well as remain outside the 25 foot buffer
to the watercourse. In view of the capacity of the existing drainage area on Lester Drive, a
better overall solution may be to convert this area into a detention basin, subject to the
agreement of the landowners. It would be helpful to understand whether this and other
alternatives which may have less impact on the site and abutters have been considered.

Please clarify the nature of any proposed detention basin (including how often will it have
standing water in it) and the impact on the existing detention area (ie how much more
often will it have standing water in it and for how long); if any standing water, please
indicate what steps will be taken to avoid mosquitoes and ensure security.

Please note that the City will not take on the responsibility for maintaining any proposed
detention basin on the site and would require that a Homeowners Association be formed;
the Homeowner's Association and its members will be held jointly and severably liable
for the ongoing maintenance of the on-site drainage system. The City would have an
Easement to deal with system failure, with financial recourse (jointly and severably) to
the Homeowners.

Please clarify the arrangements for maintaining the proposed detention basin, how the
basin will be accessed and what/when maintenance operations will be undertaken.

6. Location of the new access road: The location of the road needs to be revised to address
concerns regarding loss of trees (see above) and impact on the homes on the opposite side
of Summit Street as outlined at the Workshop. Please note that the 28 foot width
requirement for the road will not be waived by the City; a 50 foot Right-of-Way is
required in any case, so the road width will not affect the number of lots. However, a
revised location of the roadway (paved area) within the Right of Way could be considered
if clearly necessary to achieve more tree saves or reduce impacts.

7. Sidewalks: The Citys Ordinance requires that sidewalks be provided on both sides of the
proposed Morning Star Lane and a waiver request should be submitted if only one
sidewalk is proposed, indicating the basis on which a waiver is requested (refer to the
waiver provisions of the Ordinance, which were previously sent to you).

8. Pedestrian Links/Connections to Portland Trails: A Portland Trail network has been
established to the south east and south of the site (intended to continue across the southern
part of the Church) and there is a pedestrian right of way adjacent to the site leading to
Stonecrest Drive and Summit Street. Links to both of these would connect the proposed
development to other neighborhoods and amenities and should be incorporated into the
revised layout.

9. Traffic Calming: The City’s Traffic Engineer suggests that the applicant contribute
$5,000.00 towards the implementation of future traffic calming improvements on Summit
Street between Lambert Street and Washington Avenue. The contribution shall
be placed in an escrow account and returned to the applicant after ten years
if it is not used.

OAPLAN\DEVREVW\Summit - Morning Star Lane\Revised as from August, 2006111.2.06 letter re second workshop.doc
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10. Survey: Please address the comments of the DRC Dan Goyette of Woodard & Curran
dated October 19, 2006 regarding the setting of monuments.

The question of whether this is reviewed under Subdivision and Site Plan Standards will be
determined once the revisions have been submitted.

I confirm that this project is provisionally scheduled for a second Planning Board Workshop
on November 28, 2006 (afternoon) and in order to maintain that timetable any revisions and
associated information need to be submitted by November 14, 2006.

If you have any questions, please do not hesitate to contact me on (207) 874 8728 or at
jfi@portlandmaine.gov. I am out of the office between November 3™ and 10", so in my
absence please contact Barbara Barhydt, Acting Development Review Services on
(207) 874 8699 or at bab@portlandmaine.gov.

Sincerely,

M/lom/\

Jeéan Fraser
Planner

Enclosure: Memo from Dan Goyette of Woodard & Curran dated October 19, 2006

Cc —Barbara Barhydt, Acting Development Review Services Manager
Eric Labelle, City Engineer
Jim Carmody, Traffic Engineer
Tom Errico, Traffic Engineer
Marge Schmuckal, Zoning Administrator
Penny Littell, Associate Corporation Counsel
Jeff Tarling, City Arborist
Dan Goyette, City’s Engineering Reviewer
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MEMORANDUM

05-232

TO: Jean Fraser, City of Portland Planner

FROM: Dan Goyette, PE — Development Review Engineer, Woodard & Curran, Inc.
DATE: October 19, 2006

RE: Morningstar Lane Subdivision

Woodard & Curran has reviewed the Preliminary Subdivision and Site Plan Supplementary Information
submission for the proposed project for the Morningstar Lane Subdivision. The project involves the
development of an 11 lot residential from an existing 5.7 acre parcel.

Documents Reviewed

e Response to Comments prepared by Thomas Emery, Land Use Consultants, dated August 31, 2006
to Jean Fraser.

e Engineering plan set prepared by Land Use Consultants, sheets 1-12, Existing Conditions and
Boundary Plan and Recording Plat all revised September 22, 2006.

1. Stormwater Management

A. The delineation of the intermittent stream stops at the property line. The 25° offset line also
terminates when the stream crosses the property line. The plans do not show that the stream
continues to flow close to the property line before entering the existing detention basin. The offset
line and the intermittent stream should be shown in its entirety. This would then require that the
detention pond be located at a minimum 25” from the stream and thus 25° from the property line.

B. The applicant has failed to demonstrate that the downstream piping can adequately handle the
development’s stormwater. The applicant states that it is “unlikely” to cause downstream flooding.
The downstream piping should be modeled to demonstrate that it is adequate.

C. The applicant indicates that the existing pond has a capacity of 39,500 cubic feet of storage. It
would appear that the applicant could approach the property owners on which the pond exists and
possibly utilize the existing structure. This could negate a large amount of clearing and regrading
associated with the proposed pond.

2. General

A. A final subdivision plan will need to be generated showing standard survey notes, survey
references, and City notes/requirements per subdivision standards. Also the final plan shall be
sealed and signed by a State of Maine Licensed Surveyor.

B. Granite monuments shall be set on one side of the street as directed by the City Engineer on the 3
foot offset Lines, as offset into the street, at all intersections, points of curvature, points of
tangency, street angle points, and at the end of acceptance of the street. At a cul-de-sac a radius
point monument shall be set, or if conflict arises with detention ponds etc, a second monument
shall be set at the second point of reverse curvature point at the cul-de-sac. Monuments shall not

41 Hutchins Drive + Portland, Maine 04102+ (207) 774-2112 + (800) 426-4262 » (207) 774-6635 (Fax)
www.woodardcurran.com
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be set over sewers, laterals, or other utilities. Where there is a conflict in the utilities shall be set in
alternate locations, or all the monuments shall be set on the opposing side of the street.

DRG
203848.66
cc: File

203848 2 January 10, 2006



Jean Fraser - RE: Morning Star Lane drainage meeting 12-05-06 - Page 11

MY adnmenr 20

From: "Thomas N. Emery, RLA" <temery@landuseinc.net>
To: "Jean Fraser" <JF@portlandmaine.gov>

Date: 12/6/2006 2:13:11 PM

Subject: RE: Morning Star Lane drainage meeting 12-05-06
Hi Jean,

We met last evening with the abutters (who own the detention basin land
in fee) and with Eric LaBelle, PE City Engineer.

The purpose of that meeting was to continue discussion with the abutters
about storm water issues and the possibility of sharing the existing
detention basin. The City engineer and peer reviewer were asked to
attend to be sure that the discussion was impartial and objective. Dan
could not attend.

The option we are proposing is to not detain stormwater on-site, but
rather utilize the existing detention basin. This proposal is based on
the findings from our stormwater analysis study requested by the City,
as well as the DEP's new storm water law. The diversion swale will
continue to be part of the grading plan.

The abutters are taking this under consideration and asked to be fully
involved with the design process, including review of the design of the
outlet pipe and riprap (LUC will provide sketches/ photo-image in
addition to design detail).

We noted that the study prepared by Lynwood Myshrall, PE and the
proposed design will also require the approval of the City Engineer.
This issue will also require review and approval from Corporation
Counsel.

The benefits of the current shared detention option include:

1. Protection of the buffer in the southwest part of the site.

2. Maintenance for the existing detention basin.

3. Providing an opportunity for the abutter to correct existing surface
drainage concerns on his own lot.

4. Include provisions for on-going maintenance of the existing detention
basin.

5. Provide comprehensive evaluation of the drainage needs and options
affecting the abutters.

As a comment, Eric is a wonderful representative of the City. He
maintained a professional, neutral position and was very helpful in
explaining the technical issues to the abutters in understandable terms.
We very much appreciate his taking the time to meet.

This is a brief summary only. There was much listening to learn of the
concerns of the abutters and much discussion to explain not only the
proposed plan, but to describe the existing drainage issues on-site, off
site and down stream.

Tom



Jean Fraser - Morningstar Lane , Page 1
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From: "SP BakerBurnside" <Burnside@maine.rr.com>
To: "Jean Fraser" <JF@portlandmaine.gov>

Date: 12/7/2006 12:29:18 PM

Subject: Morningstar Lane

Hi Jean:

In addition to the letter Mary & | submitted the other day we have
additional questions and concerns:

1. What is the role of the Army Corp of Engineers in determining stream

and wetland classifications? (See letter from Mark Hampton to Rod Howe of
the ACOE dated 11/25/05 noting the ACOE's determination of the stream and
wetlands on the proposed Morningstar Lane subdivision) We are curious as to
which entity being the City, the ACOE or the MDEP, ultimately has the
authority to legally classify streams and/or wetlands?

2. Was it the City, the MDEP or another agency that gave the Church the
authority to install a culvert on the border of its property and the Dorler
property? Obviously the City and the MDEP knew the effect the supposed
"runoff”, If one walks the property it is clear that pipes were also

installed to channel the water from the culvert on the church property to
the "the urban stream" abutting the Lester Drive properties, thus creating a
wetland. Clearly the stream’s origination, path and flow were known in
advance; because why else would a culvert be installed on private property
now belonging to the Wings?

3.  The MDEP and the City of Portland knew long ago that any "runoff"
from the church parking lot would in fact create a stream of one size or
another. If our interpretation of NRPA rules and regulations, this should
never have been legally allowed. Given the fact that the stream exists
there is no point to arguing it; it has banks and it a channel and is fed

not only by supposed "runoff" but also by other fingers throughout the
wetland on the Dorler property (See NRPA MRSA 38). As a result, the stream
should be classified as either intermittent or perennial. Given the Daily
Climate Information and Precipitation Tables for this area as provided by
the State of Maine's climatologist and the fact that the abutters firmly
state the water in the stream runs year round, we believe the stream is
perennial. That fact alone argues for a 75 foot setback not 25 foot
setbacks that the developer and the City are currently proposing.

4.  The wetland cannot by definition be utilized solely for runoff and
therefore, we believe, the City cannot legally allow the proposed

Morningstar Lane to develop with the intention of off-loading its post
development runoff into the Wing and Lang property (See NRPA Appendices).
That's it for now. Please let me know your responses to the above.

Best to you,

Pam Burnside and Mary Hutchison
<mailto:burnside@maine.rr.com> burnside@maine.rr.com
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MEMORANDUM
05-232
TO: Jean Fraser, City of Portland Planner
FROM: Dan Goyette, PE — Development Review Engineer, Woodard & Curran, Inc.
DATE: December 6, 2006

RE: Morningstar Lane Subdivision

Woodard & Curran has reviewed the latest submission for the proposed project for the Morningstar Lane
Subdivision. The project involves the development of a 10 lot residential from an existing 5.7 acre parcel.

Documents Reviewed

e Response to Comments prepared by Thomas Emery, Land Use Consultants, dated November 28,
2006 to Jean Fraser.

e Stormwater Management Report prepared by Thomas Emery, Land Use Consultants, dated
November 27, 2006.

e Engineering sketch plan prepared by Land Use Consultants, sheet SK-1 dated November 27, 2006.

1. Stormwater Management

A. The applicant has modeled the existing upstream and downstream stormwater collection systems to
determine what impacts the proposed development will have on the existing collection system as
requested. The modeling has demonstrated that the development will result in a minimal increase
in stormwater runoff. The increase in stormwater from the development can be handled in two
ways. One is to construct a stormwater detention basin within the development. This would
require a large amount of regrading and clearing of the site. The second option is to discharge the
stormwater into the existing stormwater detention basin located adjacent to Lester Drive. This
option would not require the large amounts of clearing and regrading. The increase in flow into the
existing stormwater collection system would have no impact on its current operation.

2. General

A. A cursory review of the sketch plan does not raise any obvious problems. Obviously a more
detailed plan will be required to perform a thorough review.

B. A Class B High Intensity Soil Survey has not been submitted for review.

DRG
203848.66
ce: File
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From: "Thomas Errico" <terrico@wilbursmith.com>
To: "Jean Fraser™ <JF@portlandmaine.gov>
Date: 12/6/2006 3:28:33 PM

Subject: Morning Star Lane Subdivision

Jean -

The current site plan depicts a relocated site driveway. | support this
relocation, subject to a review of design details on the layout.

Please contact me if you have any questions.

Thomas A. Errico, P.E.

Senior Transportation Engineer
Wilbur Smith Associates

59 Middle Street

Portland, Maine 04101

w: 207.871.1785 f: 207.871.56825
TErrico@WilburSmith.com

www. WilburSmith.com

CcC: "James Carmody" <JPC@portlandmaine.gov>

WJ\M Qo
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Memorandum
Department of Planning and Development
Planning Division

To: Chair Beal and Members of the Portland Planning Board
From: Jean Fraser, Planner

Date: October 19, 2006

Re: October 24, 2006 Planning Board Workshop

Morning Star Lane Sub division, vicinity of Summit Street
Morningstar Real Estate Trust, Applicant

Introduction

On behalf of the Morningstar Real Estate Trust, Land Use Consultants has requested Sub
division review of the proposal for an 11 lot subdivision off of Summit Street near its
intersection with Lambert Avenue (adjacent to the Grace Baptist Church). The proposal
includes a new 500+ foot long access road with cul de sac, a new detention pond, and
associated sidewalks, lighting and landscaping.

The site is currently a wooded parcel abutting residential properties on three sides and the
Grace Baptist Church on the fourth side. The site is within the R-2 zoning and includes a

watercourse and extensive wetlands.

The proposal is being reviewed in relation to both Subdivision and Site Plan Review
Requirements in view of the complex infrastructure proposed (drainage basin).

Project Summary

Site Area: 5.68 acres (247,421 sq ft)

Zoning: R-2

Proposed lot sizes: 11 single family lots ranging from 10,132 sq ft to 31, 873 sq ft.
Project Site

The site is a single block of land to the rear of Summit Street, Stonecrest Drive and Lester
Drive, having a frontage of 153 feet along Summit Street adjacent to the Grace Baptist

O:\PLAN\DEVREVW\Summit - Morning Star Lane\pbmemo0-24-06.doc



Church. It generally slopes southwest towards Lester Drive and is almost completely
wooded with more pine nearer to Summit Street and more deciduous trees within the site.

Large areas around the perimeter of the site are delineated as wetland, including a
“drainage” watercourse along the southern boundary.

Public OQutreach and Consultation

The proposal has been noticed to 179 neighbors and interested citizens. Representations
have been received from 6 individuals, including detailed letters from immediate abutters
at 514 Summit Drive (Attachment 6b) and from the abutter at 135 Lester Drive jointly
with neighbor at 64 Lester Drive (Attachment 6¢). In addition the District 5 City
Councilor has also commented on 9.6.2006 (Attachment 8). A petition signed by 48 local
residents “Opposed to Another Residential Development Project Within District 57 was
received on 10.18.2006 (Attachment 7). These representations will be referred to in the
review below.

Proposals

The applicants originally submitted proposals for the 11 lot subdivision in October, 2005
(Application included as Attachment 1) at which time many issues were raised by both
staff and neighbors as outlined in the staff letter of November 23, 2005 (Attachment 2).
Revised proposals were submitted in August, 2006 which addressed some of these issues
as described in the letter from LUC dated July 26,2006 and Supplementary Information

Document (Attachment 3).

The proposed subdivision involves construction of a new access road off of Summit
Street and creation of 11 wedge shaped single family lots. The lots vary in size from near
the minimum allowed by zoning to over 3 times that minimum so that wetland areas are
preserved at the rear of the house lots. The site is proposed to be graded so that drainage
is captured either by the new piped drainage system associated with the new cul de sac,
or by a new detention basin proposed at the corner where the site is adjacent to an
existing detention basin on Lester Drive.

A sidewalk has been proposed for one side of the access drive and along Summit Street
from the access road to the site boundary, and then east along summit Street to the site
boundary. Tree saves have been identified near Summit Street and some landscaped
buffers have been included.

Subdivision Review Issues

Water and Air Pollution

There is no air pollution anticipated to result from this proposal. Some degree of water
pollution is likely to be created comprising additional “urban” runoff containing oil and
other chemicals (eg salt) from driveways and streets.

O:\PLAN\DEVREVW\Summit - Morning Star Lane\pbmemo0-24-06.doc



Utilities

The applicant is proposing public sewer and water. A capacity letter was received from
Portland Water District on 9.26.2006 (Attachment 9); a capacity letter in respect of
sanitary waste is awaited.

Public Works has reviewed the sewer connections easement and has some minor
comments (Attachment 11h). There seem to be an overlap of easements at the rear of No
526 Summit Street.

Access

The original submission included a 24 foot wide road access road constructed from
Summit Street, which has been widened to 28 feet in the revised submission.

The road is 500+ feet in length, ending with a cul de sac which meets City Fire and
maintenance standards. A 5 foot esplanade and 5 foot sidewalk are included on the north
side of the proposed access road.

A Traffic Study has been submitted (Attachment 3) which addresses concerns regarding
the sightlines and safety issues related to the creation of a new access for 11 homes at that
location. The City’s Traffic Reviewer considers the road location acceptable but in view
of the speeding problems along that stretch of Summit Street has recommended that the
applicant contribute $5000 to traffic calming improvements on summit Street between
Lambert Street and Washington Avenue (Attachment 11f).

While there is no opportunity to connect this new street to any of the other existing
streets, it would be possible to create pedestrian links if the Planning Board considers
these should be pursued. Portland Trails have recently established a trail through a 5 acre
wooded parcel near this site at the rear of the Grace Baptist Church, which ties in with
trails and natural open space within the Ball Park subdivision area. A pedestrian link
could be provided (say between proposed lots 5 and 6) to allow for a link from this
subdivision to this extensive trail network.

This has not been pursued in detail with the applicant as there were so many fundamental
issues yet to be resolved.

Sanitary Sewer/Soils/Stormwater

Sanitary Sewer
The applicant proposes a new “cross country sewer within a 30 foot sewer easement. At

one place the easement appears to be less than 30 feet because another easement overlaps
and this will need to be addressed.

O:\PLAN\DEVREVW\Summit - Morning Star Lane\pbmemo0-24-06.doc



Stormwater/Drainage

The applicant is proposing a detention pond at the rear of Lot 8 as part of a drainage
system that is summarized by the applicants engineer in Attachment 12a. The lots are
graded so that the front yards generally drain into the new street and runoff is collected
by new catch basins into the piped system. The rear part of the lots drain into the existing
wetlands as at present, with a drainage ditch proposed to be created in the southeast part
of the site to direct runoff to the proposed detention basin. The detention basin allows the
increased run off from the increased areas of impervious surface to be retained so that the
post-development flows will be maintained at the pre-development flow rate.

The detention pond measures approximately 10,000 sq ft in area and is 4 feet deep; it has
been designed to keep slopes at or below 3:1. It is not lined and is termed a “dry
detention basin” because it will only have water in it for a few hours after heavy rainfalls.
It is understood to have been designed to meet the City of Portland’s flooding standard
and includes an outlet control structure and emergency spillway, with a level spreader on
the site boundary where the water enters the adjacent existing detention area. The
applicant has suggested they will provide 30 foot maintenance easements to the City for
the proposed detention pond (Attachment 3). The City considers that the maintenance
responsibilities will belong to the homeowners, for which an association may be required.
The City will have maintenance rights in the case of a system failure, with financial
recourse to the home owners.

Storm water runoff from the proposed detention basin enters the City’s storm drain
system via a private (in different ownership from the applicant) existing detention area
immediately adjacent to the proposed detention basin (see photograph in Attachment
15a). This area, although termed a detention basin on the plans, is a natural swale which
does not have an outlet control structure; it discharges into the Citys drainage system via
an uncontrolled culvert outlet near Lester Drive which then discharges into an open
drainage channel via a culvert under Washington Avenue. The applicant has not
demonstrated, through modeling of the downstream piping, that the proposal will not lead
to downstream flooding and further information is required (Attachment 11g).

The City has a drainage easement for the swale area which includes rights for
maintenance and for the creation of a detention pond and related works (copy attached to
letter in Attachment 13). The applicant will require City agreement to the proposed
revisions to the drainage system as it relates to the use of the existing detention area.

Staff have requested documentation of the rights of the applicant to artificially collect the
surface water and direct increased volumes of water into the existing private detention
area adjacent to the site, particularly with the outflow being right at the boundary. The
applicant has submitted a legal view (Attachment 13) outlining the applicants’ rights.

Staff consider that the letter does not address the fact that the proposals are significantly
altering the drainage system from a natural one comprising overland infiltration and sheet
flow to an artificial system where flows are channeled to a single point, with an increase
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in volumes of stormwater. Staff recommend that the outflow (level spreader) be relocated
at least 30 feet back from the site boundary to allow greater infiltration and more indirect
flow via the wetlands. This would provide a visual buffer for the drainage structure from
adjacent properties and would allow maintenance at the level lip spreader to occur on the
project site. Also, if there is any downstream channelization instead of the intended sheet
flow, the buffer area will allow grading corrections to be made on the project site. The
creation of a buffer between the proposed detention pond and the site property line would
also reduce disturbance to the nearby watercourse (its status and the question of setbacks
is discussed below).

An alternative approach would be to upgrade the existing detention area adjacent to the
site so that it operates as a detention basin, thus avoiding the need for a detention basin
within the site and the associated site disturbance. At this time staff do not know what
this would entail in terms of legal arrangements and construction works.

Scenic Beauty

The site is largely wooded with mature pines and deciduous trees over most of the site,
including large “old” stands abutting surrounding house lots (see Photographs in
Attachment 15a). The whole of the Summit Street frontage is wooded with mature pines
and a few deciduous trees; the pines are a continuation of the row of large pines which
characterize this stretch of Summit Street.

The Context and Vicinity maps included in Attachment 15 illustrate the scale of
vegetation on this site and how it fits into the corridor of wooded areas to the north and
the south of the site. While the site does comprise areas of mature tree groves and was
considered by the Land Bank Commission in February 2006 (Attachment 4), it was not
proposed to be added to their priority list given the limit on resources available.

The combination of the proposed road, extensive grading associated with drainage, and
the location of the detention basin results in a substantial loss of mature trees as viewed
from public streets and adjacent houses. Most of the representations received identify the
adverse impact on the mature and character-defining vegetation as a serious concern with
the proposed subdivision. The City Arborist has outlined his concerns in an e-mail dated
0.28.2006 (Attachment 11e).

Concerns about the excessive loss of vegetation have been discussed with the applicants
and center on three issues:

1.  The proposed large detention pond located in the southwest corner of the site as part
of the wider drainage system. To create this detention pond in this location a large
area (some .3 acre) of existing mature vegetation, mainly oaks, is lost. These trees
form the backdrop for the homes on Stonecrest Drive and Lester Drive, as seen in
Photograph 3 (Attachment 15a).
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The applicant has addressed this issue in their letter of 10.10.2006 (Attachment 12)
which indicates that several maples appear to be savable if grading is carried out
carefully but otherwise limited reinstatement planting along the southwest and
southeast boundaries of the detention basin are proposed.

Staff considers that the location and size of the detention basin has an adverse
impact on the natural beauty of the area and that existing significant trees along the
periphery of the site should be retained. The location, shape and size of the
detention pond could be revised to achieve increased preservation of existing trees.

2. The frontage of the site onto Summit Street has also been the subject of discussions
between staff (City Arborist) and the applicant regarding the scope for saving the
significant white pine stands between the Grace Baptist Church and 514 Summit
Street (see Photographs in Attachment 15). The current proposal does save some of
the trees nearest the Church property but the proposed access road location cuts
through some of the most substantial trees (the most affected abutter at 514 Summit
Street has made detailed representations (Attachment 6b).

The width of the frontage between the property line of 514 Summit Street and the
boundary of the site with Grace Baptist Church is 153 feet in total. The proposals
show the 50 foot road ROW immediately adjacent to 514 Summit Street, with Lot 1
being 103 feet deep (side to Summit Street). Within the road ROW is a 12 foot
“buffer” to 514 Summit Street, a 28 foot wide paved road, a 5 foot esplanade, and a
5 foot sidewalk. The applicant has proposed replacement and buffer planting
between the road and the property line of 514 Summit Street (in the ROW).

The applicant was requested to explore an option that relocates the road (entire
ROW) to avoid the trees at the corner of Summit Street and the abutter’s property.
It appears this would require relocation of the ROW by about 8 to 13 feet to avoid
several of the largest pines at this location as shown in Attachment 12c (it would
not save any groups of pines). Moving the road increases the encroachment of the
ROW into Lot 1 and that lot is already constrained by the wetlands between it and
Grace Baptist Church. The applicant did not pursue this option.

Staff also asked the applicant to consider “swapping” the road and Lot 1 to see if
this generated any benefits in terms of tree saves, with Lot 1 being turned 90
degrees so that the front of the house faced Summit Street with an 80 foot wide lot.
The applicant has not submitted a plan, but it is understood this would save more of
the trees along Summit Street in the front and side yard of the proposed house.
These could be designated “tree saves” in the hope that a future property owner
would retain them. The twenty feet reduction in the Summit Street frontage of the
house lot would allow trees to be retained between the ROW and the boundary with
the church and to achieve sight line distances from the new access looking east.

Attachment 12 includes a description of this alternative approach which is
understood to result in an additional 2000 sq feet of wetland needing to be filled
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(bringing the total wetland are to be filled to about 7000 sq ft, still within a Tier 1
MDEP Permit). This submission also states that it would result in one less house lot
being possible on the site but staff are unable to verify this as no plan has been
submitted. The applicant also looked at relocating the road so that it was
immediately adjacent to the Church property but this impacts a further 8000 sq ft of
wetlands, according to the applicant. We have not yet seen a layout of the various
options.

3.  The city standard requires “where possible, existing significant vegetation shall be
preserved to achieve desired landscaping” and the City Arborist has indicated that
the proposal is deficient in this respect (Attachment 11e). The proposal shows the
majority of the wetlands as being undisturbed and the applicant has given a verbal
assurance that these areas can be identified as “tree saves/no cut zones” on the
subdivision plat although the submission does not include this proposal at present.

Elsewhere the extent of grading to achieve drainage benefits appears to preclude
tree-saves between and on house lots; reinstatement planting has not been
identified at this stage except for the required two (2) street trees per lot. Staff
considers that additional tree saves between and on the lots and landscaping within
the cul de sac should be included in the revised proposals, along with “no cut
zones’.

Financial Capability
The letter of financial capability is attached in Attachment 3.

Groundwater/Flood Hazard/Shoreland/Wetlands

Wetlands
The proposal is not located in the Flood Hazard or Shoreland Zone.

Wetlands have been delineated on the site and make up about 30% of the site (about
75,000 sq ft of wetlands). These are associated with the watercourse/drainage channels
that edge the site.

Staff requested on-site verification of the wetland delineation and this took place in
November, 2005 with the Army Corps of Engineers attending and advising; the ACoE
confirmation of the delineation is enclosed at Attachment 10).

The proposal to create 11 lots along the new central drive allows the majority of the
wetlands to remain at the rear of the house lots. The proposal involves filling some 7425
sq ft feet of wetland area (to be confirmed) for driveways and infrastructure and grading
and the applicant has applied for a Tier 1 Permit from the MDEP.

O:\PLAN\DEVREV W\Summit - Morning Star Lane\pbmemo0-24-06.doc



Watercourse

The City requested that the applicant clarify the position regarding the watercourse on the
site (which can be seen on the Context Map in Attachment 15c). The DEP requires that
any disturbance activity within 75 feet of a stream or brook be subject to review under a
NRPA Permit by Rule process. The applicant submitted a permit by rule application and
it is understood that the MDEP requested further information to clarify the status of the
water course. The applicant engaged Woodlot Alternatives to assess the watercourse and
provide further information to the MDEP (received 10.18.2006 by the City and included
in Attachment 14).

The City has learned (Attachment 14) (confirmed by a telephone conversation between
Jean Fraser and Linda Kokemuller of the MDEP) that the MDEP has made a
determination that this watercourse is not a stream as defined by the NRPA Act (Title 38
MRSA Sec.480-B, subsection 9). The determination was informed by information from
Woodlot Alternatives Inc. (also in Attachment 14) as well as site visits and is not
appealable. With this determination, no NRPA permit by rule filing is required.

An abutter has indicated (Attachment 6c¢) that they consider the watercourse to be
flowing year round; this would suggest it could be classified as a perennial stream. They
intend to submit supporting information, which may need review by Woodlot
Alternatives Inc. and the MDEP. The Army Corps of Engineers representative who
walked the site in November, 2005 (when reviewing the wetland delineation) has
confirmed that he considers the watercourse an intermittent stream (Attachment 10). The
watercourse is not shown at all on the USGS and Soil Survey maps.

The Planning Board could take a different view from the MDEP. Staff consider that in
view of the differing “expert” opinions the watercourse may be considered an intermittent
stream and in that case 25 foot buffers are required by the City. The current proposal
avoids any disturbance within the 25 foot buffers (shown as the inner dashed line on Plan
5 in Attachment 16) except for the proposed detention pond and its outlet structures. As
pointed out by the City’s Reviewing Engineer (Attachment 11g), the watercourse
continues to flow close to the property line before entering the existing detention basin,
and therefore the proposed detention pond and associated works/structures would need to
be relocated at least 25 feet from the property line to avoid impact on this watercourse.

The applicant has submitted an Erosion Control Plan (also in Attachment 16). The
applicant has confirmed that slope stability should not be a problem as slopes are no
steeper than 3:1 and will be stabilized with loam and seed (Attachment 3, page 3).

Site Plan Review Issues

These issues have generally been covered by the analysis under subdivision Review
Issues.
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It should be noted that the current proposal does not meet the Site Plan review criterion
that requires adequate buffering between the development and neighboring properties nor
does it minimize, to the extent feasible, any disturbance or destruction of significant
existing vegetation.

Conformity with Zoning Ordinance (R-2)

The layout of the proposed lots has been reviewed by the Zoning Administrator and her
comments are included in Attachment 11aé&d.

Conclusion and Recommendations

Staft consider that the proposed subdivision has not yet demonstrated compliance with
City standards in relation to the drainage proposals and preservation of existing
vegetation and landscaping, as indicated in the foregoing discussions of related issues of
concern.

This memorandum has focused on key issues and there remain a large number of detailed
matters to be discussed and resolved once these key issues are clarified. Detailed matters
would include points raised by City reviewers in Attachment 11 as well as points raised
by neighbors.

Attachments :
1. Original Application dated October 4, 2005 (note applicant has been revised)
2. Staff letter dated November 23, 2006
3. LUC letter and Supplementary Information dated July 26, 2006 and received
August 15, 2006; includes Right, Title and Interest documents, letter of financial
capability, Traffic Study, and Stormwater Analysis (full version not included in
all copies of the Memorandum)
4. Minutes of the Land Bank Commission Meeting of February 2, 2006
5. Staff letter dated August 31, 2006
6. Correspondence and Representations from Neighbors
a) Michael and Gale Staples, e-mail dated August 21, 2006
b) Steven and Amanda Rowe, of 514 Summit Street, dated October 18, 2006
c) Mary L.Hutchinson (135 Lester Drive) and Pamela M.Burnside (64 Lester
Drive), dated October 18, 2006
7. Petition (undated) received October 18, 2006
James I. Cohen, District 5 City Councilor, letter dated September 6, 2006
9. LUC letter dated September 22, 2006 responding to 8.31.20006 staff letter,
including PWD capacity letter dated September 26, 2006
10. Army Corps of Engineers (Rodney Howe) e-mails dated September 29, 2006 and
October 19, 2006 confirming re wetland delineation and intermittent stream
11. Staff Comments
a. Zoning Administrator Memo dated August 22, 2006

=
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Fire Department comments in e-mail dated August 28, 2006
DRC Dan Goyette, Woodard & Curran, Memo of August 29, 2006
Zoning Administrator e-mail dated September 27, 2006
City Arborist e-mail dated September 28, 2006
City Traffic Engineering Reviewer (Tom Errico) e-mail of October 18,
2006
DRC Dan Goyette, Woodard & Curran, Memo dated October 18, 2006
City of Portland Public Works e-mail dated October 18, 2006, with detail
memo of October 11, 2006
12. LUC letter of October 10, 2006

a) Summary of drainage system

b) Planting proposals for two locations

c) Options for location of new road access
13. Perkins Thompson Attorneys and Counselors at Law (on behalf of applicant),

letter dated October 10, 2006 re legal rights to drain into existing detention basin
14. LUC e-mail of October 16, 2006 with information re watercourse and Woodlot
Alternatives, Inc Note of October 17, 2006

15. Staff context information

a. Photographs showing existing vegetation

b. Vicinity Map

c. Context Map
16. Plan Set (14 sheets)

o Ae o

g.
h.
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Altoch ornart |

If you or the property owner owes real estate taxés, personal property taxes or user charges on any property within the
g City of Portland, payment arrangements must be made before permit applications can be received by the Inspections

Dept.

' City of Portland Site Plan Application

Address of Proposed Development: Summit Street

Zone: R2

Total Square Footage of Proposed Structure: _

Square Footage of Lot:
N/A

Tax Assessor's Chart, Block & Lot: PIriﬁPﬁﬁ Wer, mailing address: Telephone:

Map 385 Lot 1 625 Bridgton Road
Westhrook, Maine 04092

207-797-8585

& contact person : telephone:
Land Use Consultants, Inc.

(207)878-3313

| Atin: Thomas N. Emery, RLA . Morning Star, LLC

966 Riverside Street 625 Bridgton Road
Portland, ME 04103 Westbrook, Maine

Morning Star Lane

Proposed Development (check all that apply)

___Warehouse/Distribution ___Parking lot

__ Other

ﬁ ___Site Location of Development ($3,000)

Major Development (more than 10,000 sq. ft.)
___Under 50,000 sq.ft. ($500.00)
50,000 - 100,000 sq.ft ($1,000.00)
% ___Parking Lots over 100 spaces ($1,000.00)
__100,000—200,000 sq.ft ($2,000.00)
] —200,000—-300,000 sq.ft (3,000.00)
!l —_Over 300,000 sq.ft ($5,000.00)
—_After-the-fact Review ($1,000.00 + applicable application fee)

!I Minor Site Plan Review
__Lessthan 10,000 sq.ft ($400.00)
__After-the-fact Review ($1,000.00 + applicable application fee)

Plan Amendments
~| _Planning Staff Review ($250.00)
___Planning Board Review ($500.00)

[ Consultant/Agent, mailing address phone | Applicant name, mailing address & Project name:

X Subdivision ($500) + amount of lots _11_ @ ($25.00 per lot) $ 775

(except for residential projects which shall be $200.00 per lot § )
__ Traffic Movement $1,000 ___ Stormwater Quality ($250.00)
_Section 14-403 Review ($400.00) + $25.00 per lot), [($400 + 32 Lots($25/Lot)] =

__New Building ___Building Addition ___ Change of Use ___ Residential __ Office ___Retail ___Manufacturing

-Please see next page-

T Who billing will be sent to: Morning Star, LLC _
ot Mailing a_ddress: 625 Bridgton Road, Westbrook, Maine 04092




Submittals shall include (9) separate folded packets of the following:

a. copy of application ’

b. cover letter stating the nature of the project

c. site plan containing the information found in the attached sample plans check list

Amendment to Plans: Amendment applications should include 6 separate packets of the above (a, b, and ¢)

ALL PLANS MUST BE FOLDED NEATLY AND IN PACKET FORM

Section 14-522 of the Zoning Ordinance outlines the process; copies are available at the counter at .50 per page (8.5 x11) you
may also visit the web site: ci.portland.me.us.chapter 14

I hereby certify that I am the Owner of record of the named property, or that the owner of record authorizes the proposed work and that I have been authorized by the owner to make this
application as histher authorized agent. I agree to conform to all applicable laws of this jurisdiction. In addition, if a permit for work described In this applications issued, I certify that the
Code Official's authorized representative shall have the authority to enter all areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this

Signature of applicant: ém %_%Z{_,_—Date. 10/4/05 .

This application is for site review ONLY, a 4lding Permit application and associated fees will be required prior to construction.

Development in Portland

The City of Portland has instituted the following fees to recover the costs of reviewing development proposals under the Site Plan and
Subdivision ordinances: application fee; engineering fee; and inspection fee. Performance and defect guarantees are also required by
ordinance to cover all site work proposed.

The Application Fee covers general planning and administrative processing costs, and is paid at the time of applications.

The Planning Division is required to send notices to neighbors upon receipt of an application and prior to public meetings. The
applicant will be billed for mailing and advertisement costs. Applicants for development will be charged and Engineering Review
Fee. This fee is charged by the Planning Division for review of on-site improvements of a civil engineering nature, such as storm
water management as well as the engineering analysis of related improvements within the public right-of-way, such as public streets
and utility connections, as assessed by the Department of Public Works. The Engineering Review fee must be paid before a building
permit can be issued. Monthly invoices are sent out by the Planning Division on a monthly basis to cover engineering costs.

!
E permit.

A Performance Guarantee will be required following approval of development plans. This guarantee covers all required
g improvements within the public right-of-way, plus certain site improvements such as landscaping, paving and drainage improvements.
. The Planning Division will provide a cost estimate form for figuring the amount of the performance guarantee, as well as sample form
&= Jetters to be filled out by a financial institution.

An Inspection Fee must also be submitted to cover inspections to ensure that sites are developed in accordance with the approved
! plan. The inspection fee is 2.0% of the performance guarantee amount, or as assess by the planning or public works engineer. The
~ minimum inspection fee is $300 for development, unless no site improvements are proposed. Public Works inspects work within the
am City right-of-way and Planning inspects work within the site including pipe-laying and connections. (The contractor must work with
inspectors to coordinate timely inspections, and should provide adequate notice before inspections, especially in the case of final
inspection.)

' Upon completion of a development project, the performance guarantee is released, and a Defect Guarantee in the amount of 10% of
the performance guarantee must be provided. The Defect Guarantee will be released after a year.

'
;

Other reimbursements to the City include actual or apportioned costs for advertising and mailed notices. All fees shall be paid prior to
the issuance of any building permit.

For more information on the fees or review process, please call the Planhing Division at 874-8719 or 874-8721.




i CITY OF PORTLAND, MAINE
i SITE PLAN CHECKLIST
Morning Star Lane Summit Street
i’roject Name, Address of Project ' I.d. Number
iSubmittcd () & Date Item  Required Information Section 14-525 (b,c)
i X (1) Standard boundary survey (stamped by a registered surveyor, at a 1
. scale of not less than I inch to I 00 feet and including;
X 2) Name and address of applicant and name of proposed development a
X (3) Scale and north points b
i X 4 Boundaries of the site c
- X (5) Total land area of site d
.- X (6) Topography - existing and proposed (2 feet intervals or less) e
l X @] Plans based on the boundary survey including: 2
2 N/A (8) Existing soil conditions a
X %) Location of water courses, marshes, rock outcroppings and wooded arcas b
i X (10) Location, ground floor area and grade elevations of building and other c
g structures existing and proposed, elevation drawings of exterior
facades, and materials to be used
X (11) Approximate location of buildings or other structures on parcels abutting the sited
i X (12) Location of on-site waste receptacles e
= X (13) Public utilities e
X (14) Water and sewer mains e
r X (15) Culverts, drains, existing and proposed, showing size and directions of flows e
l X (16) Location and dimensions, and ownership of casements, public or private f
' rights-of-way, both existing and proposed
X (1n Location and dimensions of on-site pedestrian and vehicular accessways g
i X (18) Parking areas g
? X (19) Loading facilities : g
X (20) Design of ingress and egress of vehicles to and from the site onto public streets g
i @1 Curb and sidewalks g
g X (22) Landscape plan showing: h
X (23) Location of existing proposed vegetation h
X (24) Type of vegetation ) h
i X (25) Quantity of plantings ' h
X (26) Size of proposed landscaping h
X 27 Existing areas to be preserved h
l X (28) Preservation measures to be employed h
X (29) Details of planting and preservation specifications h
X (30) Location and dimensions of all fencing and screening i
. X 31) Location and intensity of outdoor lighting system i
l X (32) Location of fire hydrants, existing and proposed k
X (33) Written statement c
3 X (34) Description of proposed uses to be located on site 1
' X (35) Quantity and type of residential, if any 1
X (36) Total land area of the site b2
X (37 Total floor area and ground coverage of each proposed building and structure b2
X (38) General summery of existing and proposed easements or other burdens b2
X

39) Method of handling solid waste disposal c3
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L8

d

X (40)
X 41)
X (42)
X (43)
X (44)
5.4 (45)
i (46)
X 47

Applicant’s evaluation of availability of off-site public facilities, including sewer, water 5
and streets
Description of any problems of drainage or topography, or a representation that there 6

are none

An estimate of the time period required for completion of tile development 7
A list of all state and federal regulatory approvals to which the development may be 8
subject

The status of any pending applications 8
Anticipated timeframe for obtaining such permits h8
A letter of non jurisdiction h8

Evidence of financial and technical capability to undertake and complete the
development including a letter from a responsible financial institution stating that it
has reviewed the planned development and would seriously consider financing it

when approved.

Note: Depending on the size and scope of the proposed development, the Planning Board or Planning Authority may request additional information,

Including (but not limited to):

- drainage patterns and facilities;

- an environmental impact study;

- erosion and sedimentation controls to be used during construction; - a sun shadow study;

- a parking and/or traffic study; - a study of particulates and any other noxious; and
- a noise study; - a wind impact analysis

Other comments:
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Attachmanat, 2

Strengthening a Remarkable City., Building a Community for Life www. partlandmaine. por

Planning and Development Department
Lee D. Urban, Director

Planning Division

Alexander Jaegerman, Director

November 23" , 2005

Thomas N. Emery, RLA
Land Use Consultants, Inc
966 Riverside Street
Portland, ME 04103

Dear Mr. Emery,

Re:

Site Plan Review: Morning Star Subdivision off Summit Street
Our Ref: 2005-0232

Further to my letter of October 13", 2005 I now write to outline other issues arising that
need to be addressed in your revised proposals.

1.

2

Please correct the subdivision plat plan as five names appear to be incorrect.

At present two different developers are indicated, with two different financial letters.
In our telephone conversation of October 24", 2005, you stated that this would be
clarified soon and this information is awaited.

Please show the location of buildings on the abutting lots, as required in the City’s
Land Use Ordinance Section 14-525 (b)(2)d and item 11 on the Checklist. It would
also be helpful to show the buildings opposite the proposed road access, as the
occuplers may be affected by the location of the access road (see 6b. below)

The City seeks to preserve significant vegetation wherever possible. Given the large
size of existing trees, the density of the existing planting and the associated wildlife
habitat, we would want to ensure that disturbance to existing trees is minimized and
that significant planting is protected. It would be helpful in considering the proposed
layout to have a plan showing the location of significant existing trees, based on a
discussion with the City’s Arborist. To this end, I confirm the meeting on site next
week on Tuesday, Nov 29" 2005 with the City Arborist and myself.

389 Congress Street = Portland, Maine 04101 = Ph (207) 874-8721 or 874-8719 = Fx 756-8258 = TTY 874-8936



Re: Site Plan Review: Morning Star Subdivision off Summit Street Page 3

11. The proposed retention basin and other aspects of storm-water management raise a
number of substantial concerns, as set out in the attached note from the City’s Peer
Review Engineer Jim Seymour. These will need to be addressed before the Site Plan
Review can be completed.

Sincerely,

r\ -
W i~ //b‘ka}g}i A~

Jean Fraser
Planner, City of Portland

Cc Morning Star LLC (Tim Flaherty)
City Engineer (Eric Labelle)
City Review Engineer (Jim Seymour)
City Traffic Engineer (Tom Errico)



Sebago Technics

Engincering Expertise You Can Build On

05P232

TO: Jean Fraser - Planner

FROM: James Seymour P.E. - Development Review Engineer, Sebago Technics, Inc.
RE: Morning Star Subdivision - Morning Star, LLC-Summit St, Portland, ME
DATE: October 24, 2005

Sebago Technics has reviewed the Morning Star Subdivision plan submittal for Morning Star, LLC
from Land Use Consultants, Inc. and dated October 4th, 2005. After reviewing this submittal,
we have the following concerns:

1. Stormwater Management

A. The proposed drainage system as designed within the proposed roadway raises several
questions:

a. A large increase of drainage volume entering the City pipe system and detention
pond in Lester Drive has not been accurately modeled. The submitted
calculations look exclusively at the impacts by the proposed development and
do not account for the function of the volume retained and size of the discharge
outlet pipe of the existing detention pond and other downstream pipes. We
request that the pond be analyzed to find with more certainty what occurs at the
existing pond outfall as a result of volume increase and changes in the time of
concentration as a result of this development. All downstream pipe/culvert
systems shall be reviewed to assure no capacity issues exist. This could include
drains crossing Washington Ave., which eventually discharge to the
Presumpscot River.

b. All utility and drainage easements to be serviced and maintained by the City
shall be 30 feet in width. No access easement has been shown over the entire
distance to the pond outlet control structure. The outlet control structure is on
the far side of the pond from the development, and the outfall must discharge to
direct the pond outflow against the natural flow heading into the existing
Detention Pond basin. We recommend the pipe flow be set between Lots 8 and
9 such that the outfall and outlet control structure can be easily accessed from
the 10 wide service/access to the pond on the spillway pond corner, closer to
the cul-de-sac.



Morning Star Subdivision -3- October 24, 2005

The Ordinance requires 28 feet of pavement not 24 feet of pavement please adjust
the design for grading and stormwater calculations.

We have no concerns with the sidewalk and esplanade as shown for one side of the
street. There are currently no sidewalks on Summit Street, but are proposed for
the future, and lower sections of Summit St are bituminous curbed. No waiver
criteria information was passed on per City ordinance to evaluate.

The applicant is responsible for sidewalk and granite curbing on the owner’s
frontage on Summit Street, too Based on our discussions with the City Engineer,
the extension of the sidewalk and curb to the Lambert Street intersection, shall be
considered by the Board, as future projects will be placing sidewalks to this corner.

Grading/Erosion Control

A.

4. Utility

Typical erosion control measures should be shown and included for the individual
lot construction. Swales and ditches shall be protected from individual lot
construction.

What will the silty excavated material from the site be used for? Will it be hauled
off site, or used on the lots? Please include typical details for lot filling with
specifications for the fill type and placement. '

There appears to be wetland filling adjacent to a possible intermittent stream within
75 feet, which could require a Permit by Rule. Please indicate how wetlands were
mapped (field survey or GPS).

Calculations for riprap sizing of pond pipe outlets, aprons and swales shall be
provided based on proposed discharge velocities. Methods for sizing shall follow

best management practices (BMP’s) for erosion control measures.

Installation/Location

A.

B.

Standard capacity letters from the Sewer Division are required and the minimum
sewer main size is 8-inches and services shall be of 6-inch diameter.

The cross-country sewer from Sta. 3+75 to Summit St. must be contained in a 30-
foot wide easement. The easement is now clouded by a buffer easement at a turning
point at the rear of the Tupper lot. This shall be resolved. Also cross-country
manhole rim elevations shall be elevated two feet above grade.

The Portland Water District shall support the terminus layout (curve) of the water
main as well. The layout appears impractical to construct in such a tight radius.
Also, the engineer shall layout utilities in corridors as established by Public Works
latest standard for a 28-foot wide road cross section.

Underdrains should be shown in the plan and profile views of the roadways. The
underdrain shall wrap around the cul-de-sac turnaround.



Land Use Consultants Inc.

B ~ao

th B »

966 RIVERSIDE STREET
PORTLAND, MAINE 04103

voice (207) 878 - 3313
fax (207) 878 - 0201
email: landuse@Ilanduseinc.net

July 26, 2006

Atfoachment 3

David A. Kamila
Frederic J. Licht

Thomas N. Emery RLA

J. David Haynes

2897

Ms. Jean Fraser
City Planner
Department of Planning & Urban Development

City Hall

289 Congress Street

Portland,

ME 04101

Morningstar Lane Subdivision Summit Street (Planning Bd. Workshop Review stage).
Responses to Review Comments November 23, 2005

Dear Jean:

The following are responses to Sebago Technics engineering peer review comments
dated October 24, 2005 and to staff comments dated November 23, 2005. Lynwood

Myshrall,

PE has provided the responses related to engineering review. As you are

aware, there has been a transition in the development entity. We are now responding
to comments provided last November. Attached are 9 sets of revised plans dated
June 9, 2006 for further staff and engineering review.

Responses to Jean Fraser Comments

1.

2.

The subdivision plat plan has been revised to reflect the correct abutters’
names.

One developer is now involved in the project. The Developer is Morningstar
Real Estate Trust, 9 Craigie Street, Portland, ME 04102

The location of buildings on the abutting lots has been added to the
drawings.

A meeting with the city Arborist was held at the site last autumn. We agreed
to relocate an existing fir tree, and to explore options for mitigating the
impact on the large pines near Summit Street. As discussed we will relocate
the fir tree to the rear behind the adjacent property to add to the buffer.
However, the road has at the requirement of the City been widened from 24
ft to 28 ft. making the preserving of the large pines unfeasible. We will
provide a buffer between the access drive and the abutting property.

The wetland delineations have been field verified with Mr. Hampton and
regulators and revised on the plans.

a.) There should not be increased flows to abutting property due to this
development. The development has been designed to collect over 95 % of
flows from the new impervious areas and more than 84% of flows from the
developed areas. Ditches have been provided to intercept runoff from

RLA



entering properties adjacent to the western property line. The intercepted
runoff will be directed to the on-site detention pond.

b) The access road if relocated eastward would result in the loss of at least
three lots thus making the development economically unfeasible.

™

The roadway has been widened to from 24 ft. to 28ft.

8. The owner will be happy to meet with the Review Engineers at their
request.

9.  The owner will add a sidewalk to the Summit St. frontage from the easterly
sideline to the easterly edge of our entrance road.

10. The proposed cross-country sewer is located in a 30’ easement. The
easement is indicated on the drawings.

11. The detention pond has been revised and is designed to meet the City of

Portland’s “flooding standard”.

Responses to Sebago Technics Comments
1. Stormwater Management
A. Proposed roadway drainage design:

a)The pond has been designed to meet the City of Portland’s flooding
standard. The post development flows from the development have not
been increased over the predevelopment flows entering the city’s storm
drain system. This development is not increasing downstream flows,
therefore, downstream is not in danger of flooding due to runoff from this
development.

b) The owner will provide 30’ easements to the City to maintain the
detention pond. The detention pond has been revised and the outlet control
structure and emergency spillway relocated as recommended. Easements
are indicated on the drawings.

¢)The street storm drain has been revised so as not to be so deep.
d) Drainage easements will be provided as required.
B. As the plan indicates no house is being constructed in a wetland. Wetlands

are being filled to construct driveways and infrastructure and for grading. A
Tier 1 permit is being filed with the DEP for wetland filling.

Land Use Consultants,Inc. 2897 Morningstar Memo 2 July 26, 2006
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C. Slope stability should not be a concern slopes are no steeper than 3:1 and will
be stabilized with loam and seed. Foundation drains will be connected to the
storm drain or day lighted.

D. Daylight basements will be at the option of the homeowner and builder.
Several of the lots are suitable for daylight basements. Generally, in a
subdivision water drains to the street or to the sides and rear of the lots. Due
to the configuration of the site and the topography the homeowner will be
very limited in the degree of changes to the site grading.

E. The detention pond is discharging into an existing pond that does not have
treatment or an outlet control structure. The existing pond has a culvert
outlet that discharges into the city’s storm drain system.

2. Road Access/Circulation

A. The cul-de-sac had been adjusted to meet City Standards. Slope granite
curb will be used on the inside island.
B. The road has been widened to 28 feet.
C. No response
D. The applicant will request a waiver of this request to extend a sidewalk to
Lambert St. intersection..

3. Grading/Erosion Control

A. Typically, individual lot construction will require an individual site plan,
which will include erosion controls.

B. Silt material will more than likely be utilized on site for grading and filling

by mixing with imported materials.

C. A Permit by Rule is being prepared for submission to the DEP.

D. Calculations for rip rap attached.

4. Utility Installation/Location

A. Standard capacity letters are included, and the sewer main is 8-inches and the
laterals are 6-inches.

B. The easement for the sewer will be resolved for final approval. The manhole
rims are to be 2’ above grade.

C. The water line layout has been revised and the utilities have been laid out per
City standards.

D. Underdrains have been added to the Plan and Profile drawing.

Land Use Consultants,Inc. 2897 Morningstar Memo 3 July 26, 2006
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Land Use Consultants,Inc.

5. Details

The details missing have been added to the detail sheets. The detention pond is
a dry pond 4 feet deep, therefore, should not require a fence.

6. General

The general notes have been addressed or will be addressed on the final
Subdivision Plan.

We trust this response letter addresses the review comments. Please contact our
office with any questions you may have concerning our response fo the review letter
for this project.

Singerely,
A /

omas N. Emery, RLA
Director of Land Planning &
Landscape Architecture

Encl Drawings Revised Date June 16, 2006
Calculations

cc: Ronald Dorler
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Gorham

SAVINGS BANK

Making your financial world
a little more comfortable.

July 28, 2006

City Of Portland

Department of Planning and Development
389 Congress Street

Portland, ME 04101

RE: Morningstar Real Estate Trust
To whom it may concern:

Gorham Savings Bank considers Ronald Dorler, Sr. and Morningstar Real Estate Trust to
have the financial capacity to finance the proposed 11 lot subdivision project located on
Summit Street. This conclusion is based on preliminary review of the project.

Should you need further information, please call 222-1461.

Sincerel

Jay Kiel

Senior Business Officer/VP
Gorham Savings Bank
Falmouth Officec

CALL CENTER
(207) 839-4796
www.gorhamsavingsbank.com

GORHAM SCARBOROUGH STANDISH WATERBORO WEST FALMOUTH WINDHAM
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November 25, 2005

Mr. Rod Howe

U.S. Army Corps of Engineers
Maine Project Office

675 Western Avenue #3
Manchester, ME 04351

Re: Wetland Delineation Determination, Summit Street, Portland
Dear Rod,

On Wednesday November 16, 2005, you made a determination of the delineation of wetlands on
a 6+ acre parcel of land located on Summit Street in Portland. Present at the meeting in addition
to you and I were representatives from Land Use Consultants, City of Portland, and the owner.
We walked over the delineation I completed in June of 2005 and made a few modifications. The
enclosed plan represents the changes made to the wetland delineation based upon our site walk.
If you do not agree with the delineation please let me know as soon as possible so that we can
discuss the changes. If the plan represents the correct wetland delineation, please contact in
writing the City of Portland as soon as possible. Thank you for your time in this matter.

Sincerely,

o e

Mark J. Hampton C.S.S., L.S.E.
Certified Soil Scientist #216
Licensed Site Evaluator #263

Cc: Mr. Tom Emery, Land Use Consultants
Mr. Jim Seymour, City of Portland/Sebago Technics, Inc.

P.O. BOX 1931 » PORTLAND, ME 04104-1931 » 207-773-8650 » mhamptoi@maine.rr.com

Quality services that meet your deadlines
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Traffic Impact Study
Proposed Summit Street Subdivision

Portland, Maine

October 2005
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Prepared by:

Casey & Godfrey Engineers
263 Water Street
Gardiner, Maine 04345




Introduction

The purpose of this summary report is to assess the traffic and safety impacts of a
proposed subdivision in Portland, Maine. The proposed site is located on the southerly
side of Summit Street, west of the intersection of Lambert Street, as shown in Figure 1.
The proposed Morning Star Lane subdivision will provide for eleven (11) single-family
home sites. Site access is proposed as a single drive, Morning Star Lane, to Summit
Street, as shown on the preliminary site plan by Land Use Consultants. It was assumed
that it would take three years for the subdivision to be constructed and fully occupied so
2008 was used as the study year for traffic analysis purposes.

Traffic Volumes

Turning movement counts were conducted at the Summit Street intersections of
Washington Avenue and Lambert Street during the PM peak hour analysis period on
Tuesday, September 27, 2005. The PM peak hour was found to occur in the period from
4:15 to 5:30 PM. The counts were factored to 30™ highest hour conditions, the hourly
volumes used for design and traffic analysis purposes, using published MDOT group
mean factors. These 30™ highest hour volumes generally occur during the PM peak hour
under peak summer (late July/early August) conditions in Maine. The resulting volumes
are shown in Figure 2. The raw count summaries are included in the appendix of this
report.

Existing average annual daily traffic (AADT) data for the area was obtained from
"Traffic Volume Counts, 2004, 2001 and 1998 Annual Reports", prepared by MDOT.
This data is summarized below:

Average Annual Daily Traffic
1995 1997 1998 1999 2000 2001 2002 2003

Washington Ave., se of Allen Ave. 20500 -~ 22160 22400 26610 22510 21100 22360
Washington Ave., nw of Allen Ave. 23950 24540 25990 --- - - -—- -
Auburn Street, north of Summit St. - 15120 --- e - -— 11450  ---
Auburn Street, nw of Washington - - -—- - 19240  --- 16550 ---
Summit Street, east of Auburn Street - - - - -—- - 830 -

As can be seen above, traffic volumes in the vicinity of the proposed subdivision
have increased at an average annual rate of approximately 1.1 %, during the longer term
period 1995 to 2003. Based upon this historical data, a 1.5 % annual growth rate was
used to project the existing 2005 volumes to 2008 conditions. The resulting volumes are
shown in Figure 3.
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Trip Generation

Trip generation for the proposed subdivision was obtained using the Institute
of Transportation Engineers (ITE) “Trip Generation, 7" Edition” report. The
calculations were based upon eleven lots, using land use code 210 — single-family
homes. The results are summarized below:

PROJECTED TRIP GENERATION

Time Period One-way Trips

Weekday 106

AM Peak Hour 9
Entering 2
Exiting 7

PM Peak Hour 11
Entering p/
Exiting 4

As can be seen above, the subdivision will generate a maximum of 11 one-way trips in
any hour. This maximum trip generation will occur during the PM peak hour with 7 trips
entering and 4 exiting the subdivision. This level of traffic should have no significant impact
off-site on traffic operations in terms of capacity. Generally, a project is not considered to have
a significant impact unless it generates in excess of 25 trips in any lane in any hour. This project
will generate fewer than 10 lane hour trips. The study area was expanded for capacity purposes
to include Summit Street from Washington Avenue to Lambert Street, based upon reported
concern of cut-through traffic using Summit Street. The trip assignments, shown in Figure 4,
were based upon the recorded traffic patterns during the counts.

Traffic Analysis

Traffic operations are evaluated in terms of level of service (LOS). Level of
service is a qualitative measure that describes operations by letter designation. The
levels range from A - very little delay to F - extreme delays. Level of service "D" is
considered generally acceptable in urban locations while LOS "E" is generally
considered the capacity of a facility and the minimum tolerable level. The level of
service for unsignalized intersections is based upon average control delay per vehicle for
each minor, opposed movement, as defined in the table below:

Unsignalized Intersection Level of Service

- LOS Delay Range
<=10.0 seconds
>10.0 and <= 15.0
>15.0and <=25.0
>25.0 and <= 35.0
>35.0 and <= 50.0
>50.0

momo QW
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Unsignalized Intersections

The level of service was calculated for the study area intersections to assure that
there is adequate capacity to accept the projected subdivision trips. The results for the
PM peak hour are shown with the level of service followed by the delay in seconds in
parentheses below:

Intersection Movement PM Peak Hour Level of Service
Washington Avenue and Summit Street Existing = No-Build Build
Westbound Summit Street B (14.1) B (14.6) B (14.7)
Eastbound Summit Street A (9.3) A(94) A(94)
Southbound Left Turns onto Summit A(8.1) A (8.1) A(8.1)
Summit and Lambert Streets

Westbound Summit Street B (13.1) B (13.5) B (13.6)
Eastbound Summit Street B (10.7) B (10.9) B (11.0)
Northbound Left Turns onto Summit A (7.6) A (7.6) A (7.6)
Southbound Left Turns onto Summit A (7.8) A(7.9) A(7.9)

As can be seen above, there are no capacity constraints projected in the vicinity of
the proposed residential development. All intersection movements are expected to
operate at LOS “B” or better under projected 2008 build volumes. The limited number
of trips to be generated by the project will have minimal impact on operations as
expected, as shown by the similar levels of service and delays for both no build and build
conditions.

Through-Traffic Analysis

It is understood that concern has been expressed regarding the amount of through
or cut-through traffic using Summit Street. A total of 106 vehicles were recorded
entering Summit Street between Lambert Street and Washington Avenue during the PM
peak hour counts. There were 97 vehicles exiting during the PM peak hour for a total of
203 trip-ends. The existing uses within this area of Summit Street, the residential homes
on Summit Street and the Grace Baptist Family School, generate approximately 35 PM
peak hour trips. Based upon this analysis, there are approximately 168 through vehicle
trips on this portion of Summit Street. However, as noted by the analysis, there are no
capacity concerns at the unsignalized study area intersections.
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Safety Analysis

Accident Review

The Maine Department of Transportation uses two criteria to determine high
accident locations. The first is the critical rate factor (CRF), which is a measure of the
accident rate. A CRF greater than one indicates a location which has a higher than
expected accident rate. The expected rate is calculated as a statewide average of similar
facilities.

The second criterion, which must also be met, is based upon the number of
accidents that occur at a particular location. Eight or more accidents must occur over the
three-year study period for the location to be considered a high accident location.
Accident data was obtained from MDOT for the most recent period, 2002 to 2004, for
Summit Street in the vicinity of the project. The number of accidents, their locations and
CRF are summarized in the following table:

Location Description # of Acc. CRF
Intersection of Washington Avenue and Summit Street 1 0.42
Summit Street between Washington and Lambert Street 0 0.00
Intersection of Lambert Street and Summit Street 0 0.00
Summit Street between Lambert Street and Auburn Street 0 0.00
Intersection of Auburn Street and Summit Street 2 0.36

As can be seen above, there are no high crash locations within the vicinity of the
proposed residential subdivision. As a result, no further accident review or evaluation is
necessary.

Site Plan Review

The proposed subdivision is to be served by a single access drive, Morning Star
Lane. This drive is to be located approximately 300’ from the unsignalized intersection
of Lambert Street, providing more than adequate corner clearance. The drive will be
approximately 200’ feet from the nearest Grace Baptist Church drive, providing for
adequate drive spacing.

The proposed subdivision road is 24” wide. There will be a sidewalk on one side
separated from the roadway by a 4’ esplanade. This roadway width exceeds the 20’
minimum urban local road standard in “A Policy on Geometric Design of Highways and ..
Streets, 20017, published by American Association of State Highway and Transportation
Officials (AASHTO).
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Sight Distance

One of the most important safety factors to consider for a development with
limited trip generation, such as this, is sight distance from the drive. This sight distance
is measured ten feet back from the edge of the traveled way at a driver’s eye height of
3.5 feet to an object height of 4.25 feet. The speed limit is posted on Summit Street in
- the vicinity of the proposed subdivision at 25 mph. Casey & Godfrey recommend a
minimum of 250 feet of sight distance for this posted speed limit.

The available sight distance exceeds 500’ feet to the left and is approximately
300’ feet to the right to the intersection of Lambert Street. Summit Street in this area is
approximately 30° wide and some vehicles were observed to be parking along the street.
The sight distances from the drive have the potential to be blocked by on-street parking.
It is recommended that on-street parking be prohibited in the immediate vicinity of the
drive to assure adequate sight lines.

SUMMARY

To summarize, the proposed subdivision will generate a maximum of 11 one-way
trips in any hour. Given this trip generation, the project is not expected to have a
significant impact off-site on traffic operations. No level of service or capacity
constraints were identified by the analysis. Summit Street currently serves both local
trips and some through traffic, based upon the count results.

In terms of site design, the proposed roadway width exceeds the minimum
AASHTO standard for local urban roadways. More than adequate spacing will be
provided to both the Grace Baptist Church drive and Lambert Street.

In terms of safety, there are no high crash locations within the vicinity of the
subdivision. Sight distances from the drive will exceed minimum standards but it is
recommended that on-street parking be prohibited in the immediate vicinity of the drive
to assure adequate sight distances.

Page 5



=11

Figure 1 - Site Location Map
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APPENDIX

Traffic Counts
Capacity Analysis

Accident Data



Casey & Godfrey Engineers

263 Water Street
Washington Ave & Summit St Gardiner, Maine 04345 File Name : summit1
Portland, Maine (207) 582-4526 Site Code : 00000334
Counter: SK Start Date : 09/27/2005
Weather: Clear, Sunny PageNo :1
Groups Printed- Passenger Vehicles - Light Trocks - Heavy Trucks
Washington Ave Summit Street ‘Washmgton Ave Summit St. Out Only
From North From East From South From West
) Righ Ped | App. | Righ Ped| App.|Righ Ped | App. | Righ Ped | App. | Exclu. | Inclu. Int.
Stt Time 1 rThru Lef s| Total 1 Thru | Lef s | Total 1 They | L8 s| Tota t Thru | Lef s| Total | Total| Total | Total
Faclor | 1.0| 10| 10] 10 10 10| 10| 1.0 10| 10| 10! 10 10] 10{ 10] 10
03:15 PM 0 30 0 0 30 0 0 14 0 1| 17 32 0 0 49 8 1 0 0 5 0 102 102
03:30 PM 0 126 o 0 26 1 0 8 0 9 5 62 0 0 67 9 0 0 0 9 0 11 111
03:45 PM 0o 3 0 0 31 1 0 7 0 8 9 44 0 0 53 9 0 0 0 9 0 101 101
Total 0 87 0 0 87 Z 0 2 0 31| 31 138 0 0 169 | 26 1 0 0 27 0 314 314
0400PM  0_ 12 0 0 12 0 o 12 0 12| 11 a6 0 0 57 7 9 0 0 i 0 8 BR .
0415 PM 0 32 0 0 32 0 0 8 0 8 9 55 0 0 - 64 6 0 0 0 6 0 110 110
0430 PM 0 36 0 0 36 1 0o 10 0 n| 16 6 0 0 79 7 0 0 0 7 0 133 133
04:45 PM 0 26 0 0 26 0 015 0 15 6 45 0 0 s1| 11 0 0 0 11 0 103 103
Total 0 106 0 0 106 1 0 45 0 46| 42 209 0 0 251] 31 0 0 0 31 0 134 234
0500PM 0 30 1 0 31| o . ©0__19 0 19| 10 68 0 0 78| 11 1 0 0 12 0._.140 140
05715 PM [ 0 0 31 0 0 13 0 13| 12 55 0 0 67 ) 0 0 1 7 1 118 119
0530 PM 0 27 0 0 27 0 [ ] 0 10 9 56 0 0 65 s 0 0 0 5 0 107 107
05:45 PM 0 25 0 0 25 0 0 8 0 8 7 49 0 0 56 8 1 0 0 9 0 98 98
Total 0 113 1 0 114 0 0 50 0 50| 38 228 0 0 766 | 31 2 0 1 33 1 163 464
Grand Total 0 306 1 0o 307 3 0 124 0 127) 111 575 0 0 686 | 88 3 0 1 91 1 1211 1212
Apprch% 00 997 03 24 00 976 162 838 00 967 33 00
Totl% 00 253 01 254| 0z 00 102 105 92 475 00 s66| 73 02 00 15 01 999
Washington Ave Summit Street Washington Ave Summit St. Out Only
From North From East From South From West
s : A A A | g App.
tart Time [ Right| Thru Left Tota Rignt | Thru Left Total Right | Thru Left Tota Right | Thru Left Tota Int. Total
Peak Hour From 03:15 PM to 05:45 PM - Peak 1 of 1
Intersection  04:30 PM | |
Vohume 0 13 1 124 1 0 57 58 44 21 0 275 16 1 0 37 494
Percent 00 992 0.8 17 00 983 160 B840 0.0 973 2.7 0.0
05:00 Volums 0 30 1 31 0 0 19 19 10 68 0 78 11 1 o 12 140
Peak Factor 0.882
HighInt 04:30 PM 05:00 PM 04:30 PM 05:00 PM
Vohume 0 36 0 36 0 0 19 19 16 63 0 79 11 1 0 12
Peak Factor 0.861 0.763 0.870 0.7
Peak Hour From 03:15 PM to 05:45 PM - Peak 1 of 1
By Approach  04:15 PM 04:30 PM - 04:30 PM | 04:30 PM |
Volume 0 124 1 125 1 0 57 58 a4 231 0 275 36 1 0 37
Percent 00 992 0.8 17 00 983 160 840 0.0 973 27 0.0
HighInt. 0430 PM 05:00 PM 04:30 PM | 05:00 PM |
Volume 0 16 0 36 0 0 19 19 16 63 0 79 11 1 0 12
Peak Factor 0.868 0.763 0.870 0.7
= . e ot
Cho op =
r < e,
RN 5 . ! B¢ 29
{E'Fi~‘;o.%7 A sz ‘:__\(;v‘ - & Ql
£ ' L
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Casey & Godfrey Engineers

263 Water Street
Summit & Lambert Gardiner, Maine 04345 File Name : summit2
Portland, Maine (207) 582-4526 Site Code : 12345678
Counter: JE Start Date : 09/27/2005
Weather: Clear, Sunny PageNo :1
Groups Printed- Passenger Vehicles - Light Trucks - Heavy Trucks
Lambert St Summit Street Lambert St Summit Street
From North From East From South From West
Righ Ped| App. | Righ Ped| App. | Righ Ped | Righ Ped| App. | Excu | Incu. | Int
Start Time | "0 | Thiu | LeR | “°0 | oy |7y [T | LeR| RO gy | g TR L s oo 170 i | Len| "C1 7501 | Tt | Total | Tota
Facdor | 10] 10| 10| 10 70| 10| 10| 10 10| 10| 10| 10 10| 10| 10] 1.0
03gPM ©0 30 0 0 30| 1 2 3 0 6 4 23 12 o0 3| 7 2 1 0 10 0 B8 8
0315PM 1 15 2 0 18| 4 5 0 0 g/l 1 23 6 0 3| 9 3 o0 0 12 0 6 69
0330PM 4 20 0 1 24| 0 1 0 0 11 1 3% 8 o0 4| 6 0 0 0O 6 1 7576
0345PM ©0 18 0 0 18] 2 2 1 0 s| 1 40 7 1 4| 7 3 0 0 10 1 81 8
Tolal 5 83 2 1 ol 7 10 4 0 2| 7 11 33 1 161 29 8 1 0 3B 2 310 312
400PM ©0 15 2 o0 7] o 3 0 O 3] 2 4 7 o0 49| 13 4 1 A 18 1 87 88
0415PM ©0 28 2 0O 30| 2 3 0 0 5| o 4 9 o0 5| 6 5 0 0 M 0 9% 96
043PM O 24 2 O 2| 0 3 0 0 3] o 4 9 0 5|12 2 0 0 14 0 9B @
445PM 1 19 0 2 20| 1 4 2 1 7] 1 &5 14 A | 7 2 o0 0D 9 4 116 120
Toal 1 8 6 2 93| 3 13 2 1 18] 3 192 3@ 1 234 38 13 1 1 52 5 397 402
0s00PM 0 27 3 1 3] 2 3 o0 0 5| o 48 17 o0 6| 6 4 0 0 10 1 10
0515PM 0 19 2 0 2f 1 1 1 0 al 1 4 12 A1 56/ 13 1 0 0 14 1 94 9%
0530PM 0 23 1 1 24| 3 1 0 O 4] 0o 34 8 1 2| 14 8 1 0 2B 2 93 9
0545PM O 15 0 ©0 15| 2 4 0 0 6/ o 3% 5 o0 #| 4 2 0 1 6 1 68 69
Tom 0 8 & 2 | 8 9 1 0 18] 1 161 42 2 204 % 15 1 1 53 5 365 370
G;i’t‘:l 6 253 14 5 273 18 3@ 7 1 57| 11 474 114 4 599(104 36 3 2 143 12 1072 1084
Apprch% 22 927 54 316 561 123 18 791 190 727 252 24
Total% 06 236 13 2%55| 17 30 07 53| 10 442 106 559| 97 34 03 133| 11 989
Lambert St Summit Street Lambert St Summit Street
From North From East From South From West
SaTime | Right| Thu| Let| 2P| Rignt| Thu| Lef | rignt| | ten] APl mgn| Tou| ten| 2% intTo |
Total Total Total Total
Peak Hour From 03:00 PM to 05:45 PM - Peak 1 of 1
Intersection  04:15 PM |
Volume 1 o8 7 106 5 13 2 20 1200 49 250 31 13 0 44 420
Percent 09 925 66 250 650 100 04 800 196 705 295 00
04:45 Volume 1 19 0 0] 1 4 2 7 1 65 14 80 7 2 0 9 116
Peak Factor ‘ i 0.905
Highint. 04:15PM 04:45 PM 04:45 PM 04:30 PM
Volume 0 28 2 30 1 4 2 7 1 65 14 80 12 2 0 14 |
Peak Factor 0.883 0714 0781 0786
Peak Hour From 03:00 PM to 05:45 PM - Peak 1 of 1
By Approach 04:15 PM 03.00 PM 04:30PM | 04:45PM |
Volume 1 98 7 106 7 10 4 21 2 2w 52 256 40 15 1 56 l
Percent 09 925 66 333 478 190 08 789 203 714 268 18 .
High Int. 04:15PM 03:15PM 04:45PM | 05:30 PM I
Volume 0 28 2 30 4 5 0 9 1 65 14 80 14 8 1 23 |
Peak Factor 0.883 0.583 0.800 0.609 |
- - T 5
- \, 2 H

54000 N
p/px % ¥ 1.0%

1 % (
., M 2\l 4
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TWO-WAY STOP CONTROL SUMMARY
eneral Information |Site Information
nalyst SAK ntersection Summit & Lambert
ency/Co. CGE urisdiction Portland
Date Performed 9/30/05 alysis Year 2005
alysis Time Period PM Peak
|Project Description  Summit & Lambert - Existing 2005 Volumes
|East/West Street: Summit Street North/South Street: Lambert Street
Intersection Orientation: _ North-South [Study Period (hrs): 0.25 __ __
Eehicle Volumes and Adjustments
[Major Street Northbound Southbound
Movement 1 2 3 4 5 6
L T R L T R
Volume 53 216 1 8 106 1
Peak-Hour Factor, PHF 0.80 0.80 0.80 0.90 0.90 0.90
Hourly Flow Rate, HFR 66 269 1 8 117 1
Percent Heavy Vehicles 3 — — 5 - —
Median Type Undivided
RT Channelized 0 0
Lanes 0 1 0 0 1 0
Configuration LTR LTR
Upstream Signal 0 ‘ 0
Minor Street Westbound Eastbound
{Movement 7 8 9 10 11 12
L T R L T R
\Volume 2 14 5 0 14 33
|Peak-Hour Factor, PHF 0.75 0.75 0.75 0.80 0.80 0.80
|Hourly Flow Rate, HFR 2 18 6 0 17 41
|Percent Heavy Vehicles 0 0 0 4 4 4
|Percent Grade (%) 0 0
[Flared Approach N N
Storage 0 0
IRT Channelized 0 0
Lanes 0 1 0 0 1 0
!Conﬁguration LTR LTR
[Delay, Queue Length and Level of Service — . - -
Approach NB SB Westbound Eastbound
{Movement 1 4 7 8 9 10 11 12
{Lane Configuration LTR LTR LTR LTR
v (vph) 66 8 26 58
[C (m) (vph) 1464 1276 472 686
fvic 0.05 0.01 0.06 0.08
{95% queue length 0.14 0.02 0.17 0.28
[Control Delay 7.6 7.8 13.1 10.7
|Los A A B B
Approach Delay - - 13.1 10.7
IApproach LOS - - B B
Rights Reserved
Copyright © 2003 University of Florida, All Rights Reserved Version 4.1d
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TWO-WAY STOP CONTROL SUMMARY

[General Information

Site Information

nalyst SAK ntersection Summit & Lambert
ency/Co. CGE urisdiction Portland
ate Performed 9/30/05 alysis Year 2008
lysis Time Period PM Peak
|Project Description  Summit & Lambert - 2008 No Build

|East/West Street: Summit Street

North/South Street: Lambert Street

fintersection Orientation: _ North-South

|§tudy Period (hrs): 0.25

L

[Vehicle Volumes and Adjustments

[Major Street Northbound Southbound
Movement 1 2 3 4 5 6
L T R L T R
\/olume 55 226 1 8 111 1
Peak-Hour Factor, PHF 0.80 0.80 0.80 0.90 0.90 0.90
Hourly Flow Rate, HFR 68 282 1 8 123 1
Percent Heavy Vehicles 3 — — 5 — —
edian Type Undivided
RT Channelized 0 0
Lanes 0 1 0 0 1 0
Configuration LTR LTR

Upstream Signal 0 (4]
Minor Street Westbound Eastbound

{Movement 7 8 9 10 11 12
L T R L T R
olume 2 15 5 0 15 34
[Peak-Hour Factor, PHF 0.75 0.75 0.75 0.80 0.80 0.80
|Hourly Flow Rate, HFR 2 20 6 0 18 42
{Percent Heavy Vehicles 0 0 0 4 4 4
|Percent Grade (%) 0 0
lared Approach N N
Storage 0 ]
[RT Channelized 0 0
|Lanes 0 1 0 0 1 0
onfiguration LTR LTR | 1
%ela Queue Length, and Level of Service - — - ]
Approach NB SB Westbound Eastbound
{Movement 1 4 7 8 9 10 1 12
|Lane Configuration LTR LTR LTR LTR
v (vph) 68 8 28 60
(m) (vph) 1457 1262 454 669
lc 0.05 0.01 0.06 0.09
[85% queue length 0.15 0.02 0.20 0.29
[Control Delay 7.6 7.9 135 10.9
jLos A A B B
Approach Delay - - 13.5 10.9
)Approach LOS - — B B
Rights Reserved
Copyright © 2003 University of Florida, All Rights Reserved Version 4.1d
file://C:\WINDOWS\TEMP\u2k1012.TMP 10/4/05
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TWO-WAY STOP CONTROL SUMMARY

eneral Information

[Site Information

alyst
gency/Co.
Date Performed
natysis Time Period

SAK ntersection Summit & Lambert
CGE urisdiction Portland

9/30/05 alysis Year 2008

PM Peak

|Project Description

Summit & Lambert - 2008 Build

[East/West Street: Summit Street

INorth/South Street: Lambert Street

Intersection Orientation:  North-South [Study Period (hrs): 0.25
ahicle Volumes and Adjustments
[Major Street Northbound Southbound
Movement 1 2 3 4 5 6
L T R L T R
olume 58 226 1 8 111 1
Peak-Hour Factor, PHF 0.80 0.80 0.80 0.90 0.90 0.90
Hourly Flow Rate, HFR 72 282 1 8 123 1
Percent Heavy Vehicles 3 — — 5 — —
Median Type Undivided
RT Channelized 0 0
Lanes 0 1 0 0 1 0
Configuration LTR LTR
Upstream Signal 0 0
Minor Street Westbound Eastbound
[Movement 7 8 9 10 11 12
L T R T R
\\Volume 2 16 5 16 35
|Peak-Hour Factor, PHF 0.75 0.75 0.75 0.80 0.80 0.80
[Hourly Flow Rate, HFR 7 21 6 19 43
|Percent Heavy Vehicles 0 0 0 4 4
IFTement Grade (%) 0 0
|Flared Approach N N
Storage 0 0
|RT Channelized 0 0
|Lanes 0 1 0 1 0
Fonﬂguraﬂon LTR LTR
{Delay, Queue Lengtl? and Level of Service - - .
IApproach NB SB Westbound Eastbound
[Movement 1 4 8 10 11 12
|Lane Configuration LTR LTR LTR LTR
Iv (vph) 72 8 29 62
Ic (m) (vph) 1457 1262 446 660
fc 0.05 0.01 0.07 0.09
{95% queue length 0.16 0.02 0.21 0.31
[control Delay 7.6 7.9 13.6 11.0
|Los A A B8 B
|Approach Delay = - 13.6 11.0
pproach LOS - — B B
Rights Reserved
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TWO-WAY STOP CONTROL SUMMARY
IGeneral Information ISite Information
alyst SAK ntersection Summit & Washington
ency/Co. CGE urisdiction Portland
Date Performed 9/30/05 alysis Year 2005
nalysis Time Period PM Peak
[Project Description  Summit & Washington 2005
|East/West Street: Summit Street INorth/South Street: Washington Ave
Intersection Orientation: Nith-South |Study Perioi&h!s): 0.25 __|
hehicle Volumes and Adjustments
[Major Street Northbound Southbound
Movement 1 2 3 4 5 6
L T R L T R
olume 0 249 48 1 133 0
Peak-Hour Factor, PHF 1.00 0.90 0.90 0.90 0.90 1.00
Hourly Flow Rate, HFR 0 276 53 1 147 0
Percent Heavy Vehicles 0 — — 12 — —
edian Type Undivided
RT Channelized 0 0
Lanes 0 1 0 0 1 0
Configuration TR LT
Upstream Signal 0 0
Minor Street Westbound Eastbound
{Movement 7 8 9 10 11 12
L T R L T R
'olume 62 0 1 0 1 39
|Peak-Hour Factor, PHF 0.80 1.00 0.80 1.00 0.80 0.80
|Hourly Flow Rate, HFR 77 0 1 0 1 48
|Percent Heavy Vehicles 2 0 2 0 3 3
{Percent Grade (%) 0
|Flared Approach N N
Storage 0 0
|RT Channelized 0 0
{Lanes 0 0 0 0 1 0
[Configuration LR TR |
Delay, Queu-e: Length ?nd Level of%ice - - . |
Approach NB SB Westbound Eastbound
[Movement 1 4 7 8 9 10 1 12
ILane Configuration LT LR TR
Iv (vph) 1 78 49
fC (m) (vph) 1176 473 882
fc 0.00 0.16 0.06
95% queue length 0.00 0.59 0.18
ontrol Delay 8.1 14.1 9.3
|Los A B . A
Approach Delay — - 14.1 9.3
jApproach LOS — - B A
Rights Reserved
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TWO-WAY STOP CONTROL SUMMARY
[General Information Site Information
nalyst SAK Intersection Summit & Washington
ency/Co. CGE Jurisdiction Portland
Date Performed 9/30/05 IAnalysis Year 2008
alysis Time Period PM Peak
|Project Description  Summit & Washington 2008 No Build
[East/West Street: Summit Street INorth/South Street: Washington Ave
%ersection Orientation: Nﬂ-South IStudy Perﬁd (hrs): 0.25 ___
ehicle Volumes and Adjustments
[Major Street Northbound Southbound
ovement 1 2 3 4 5 6
L T R L T R
\olume - 0 260 50 1 139 0
Peak-Hour Factor, PHF 1.00 0.90 0.90 0.90 0.90 1.00
Hourly Flow Rate, HFR 0 288 55 1 154 0
Percent Heavy Vehicles 0 — — 12 — —
Median Type Undivided
RT Channelized () 0
Lanes 0 1 0 0 1 0
Configuration TR LT
Upstream Signal 0 (]
Minor Street Westbound Eastbound
Movement 7 8 9 10 1 12
L T R L T R
\Volume 65 0 1 0 1 41
Peak-Hour Factor, PHF 0.80 1.00 0.80 1.00 0.80 0.80
[Hourly Flow Rate, HFR 81 0 1 0 1 51
|Percent Heavy Vehicles 2 0 2 0 3 3
[Percent Grade (%) 0 0
|Flared Approach N N
Storage 0 0
[RT Channelized 0 0
|Lanes 0 0 0 0 1 0
[Configuration LR TR
[Delay, Queue Length, and Level of Service — — —
IApproach NB SB Westbound Eastbound
{Movement 1 4 7 8 9 10 11 12
[Lane Configuration LT LR TR
v (vph) 1 82 52
IC (m) (vph) 1162 456 874
fvic 0.00 0.18 0.06
[95% queue length 0.00 0.65 0.19
[control Delay 8.1 14.6 94
JLos A B8 A
lApproach Delay - - 14.6 94
iApproach LOS — - B A
Rights Reserved
Copyright © 2003 University of Florida, All Rights Reserved Version 4.1d
file://C:\WINDOWS\TEMP\u2k30C3. TMP 10/4/05



TWO-WAY STOP CONTROL SUMMARY

IGeneral Information ISite Information
alyst SAK Iintersection Summit & Washington
ency/Co. CGE Lurisdiction Portland
Date Performed 9/30/05 IAnalysis Year 2008
alysis Time Period PM Peak
|Project Description  Summit & Washington 2008 Build
|[East/West Street:  Summit Street orth/South Street: Washington Ave
[Intersection Orientation:  North-South tudy Period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street Northbound Southbound
ovement 1 2 3 4 5 6
L T R L T R
Volume 0 260 53 1 139 0
Peak-Hour Factor, PHF 1.00 0.90 0.90 0.90 0.90 1.00
Hourly Flow Rate, HFR 0 288 58 1 154 0
Percent Heavy Vehicles 0 — — 12 — —
Median Type Undivided
RT Channelized 0 0
Lanes 0 1 0 0 1 0
Configuration TR LT
Upstream Signal 0 0
Minor Street Westbound Eastbound
{Movement 7 8 9 10 1. 12
L T R L T R
olume 67 ] 1 0 i 41
[Peak-Hour Factor, PHF 0.80 1.00 0.80 1.00 0.80 0.80
|Hourly Flow Rate, HFR 83 0 1 0 1 51
|Percent Heavy Vehicles 2 0 2 0 3 3
|Percent Grade (%) 0 0
{Flared Approach N N
Storage 0 0
IRT Channelized 0 0
{Lanes 0 0 0 0 1 0
Fonﬁguration LR TR
Delay, Queue Lengﬂ-;;md Level of Service . T
Approach NB SB Westbound Eastbound
Movement 1 4 7 8 9 10 11 12
Lane Configuration LT LR TR
v (vph) 1 84 52
(m) (vph) 1159 455 874
v/c 0.00 0.18 0.06
|95% queue length 0.00 067 0.19
[Control Delay 8.1 14.7 9.4
lLos A B A
|Approach Delay - = 14.7 9.4
Approach LOS — - B A
Rights Reserved
Copyright © 2003 University of Florida, All Rights Reserved Version 4.1d
file://C:\WINDOWS\TEMP\u2k61A2 TMP 10/4/05
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LAND BANK COMMISSION MEETING
Thursday, February 2, 2006
Planning Department — City Hall
5:00 P.M.

ATTENDANCE: Catherine Whittenburg, Acting Chair; Joe Anderson, Kim Boggiatto,
Christina Feller, Robert Krug, John Osborn, U. Charles Remmel, Councilor Donna Carr,
Commission Members; Tom Jewell, Portland Trails; Steve Aylward, Portland resident;
Larry Mead, Judith Rosen City Staff.

ROLL CALL AND DECLARATION OF A QUORUM

The meeting was called to order at 5:10 p.m. A motion was made by Charles Remmel to
accept the minutes from the January 5, 2006 meeting, seconded by Christina Feller.
PASSED.

TREASURER’S REPORT

A motion was made to accept the Treasurer’s report by Charles Remmel, seconded by
Christina Feller. PASSED.

OLD BUSINESS

Redlon Park: Larry Mead informed the Commission that there is no update on the Dyer
parcels at Redlon Park. He hopes to have information for Commission members at the
next Land Bank Commission meeting.

Ocean Avenue Landfill: A meeting was held today with the Ocean Avenue Vision Plan
group consisting of Tom Jewell, Denise Clavette, Larry Mead, Rick Knowland, Brad
Roland and Chris DiMitteo from Sebago Technics. They went over the Asset Inventory
and Vision Plan draft submitted by Sebago Technics and gave their input. Tom Jewell
requested that the attachment of GIS maps be updated if possible to include more recent
residential development.

There are 3 miles of trails in this area. It is a very diverse area and unique to Portland
because of the variety of terrain and habitat present in a contiguous space.

Larry Mead informed the Commission that he was asked by the Housing Committee to
come to their February 7 meeting to review City owned Land Bank priority parcels that
may be suitable for housing. Larry said that the Housing Committee is charged by the
Council to provide leadership in promoting an adequate supply of housing within the City
while the Land Bank Commission is charged to promote conservation and open space
within the City. It is the Council’s responsibility to resolve any situations where these
two interests may be in conflict.



Larry reported that the Housing Committee will consider an agenda item to develop an
RFP for the Ocean Avenue-Virginia Street area for the development of housing. It would
be helpful if one or two members of the Land Bank Commission attend this meeting to
represent the Commission’s interests.

NEW BUSINESS

509 Summit Street: Members of the Land Bank Commission went on a field trip to this
area to see if the land should be put on the Land Bank Commission’s priority list for open
space. A plan was submitted to the Planning Office to build an 11 lot subdivision on this
site (see attached map). This plan was not acceptable due to permitting issues with the
DEP. It is expected that the owner will revise the plan and resubmit to Planning. At the
moment the subdivision is on the agenda for the February 28" Planning Board meeting.
While the land has some interesting features, including mature white pines, the consensus
of the members present was that, considering the limited financial resources available, the
property was not of sufficient interest to be added to the priority list.

Riverton Neighborhood Park and Bikeway: Steve Aylward, a Portland resident and
member of the Riverton Community Association came to speak to the Land Bank
Commission regarding a park, bikeway and trails his Association would like to see
developed in this area. This would include 16 privately owned parcels in the Natick
Street area. A significant portion of the area proposed by Steve is part of the land known
as the inter-urban line which is included in the Commission’s priority listing. In addition,
the Natick Street parcel that is part of the Land Bank is included in the area under
consideration by the Riverton Neighborhood. He asked the Commission for guidance in
how to move forward with this project. He has spoken with Nan Cummings of Portland
Trails and Mayor Jim Cohen. After discussion, Commission members recommended that
the Riverton Community Association identify the owners of the 16 lots, see if they would
donate the land and to go to local merchants and business owners for financial
contributions to buy land that is not donated. There is a possibility that Portland Trails
will also be involved in this project.

NEXT LAND BANK COMMISSION MEETING

The next Land Bank Commission meeting will be a joint meeting with the Friends of the
Parks on Thursday, March 2, 2006 at 6:30 p.m. in City Council Chambers. The purpose
of that meeting will be to review and discuss the draft vision plan for the Ocean Avenue
Recreation Area.

A motion was made by John Osborn, seconded by Christina Feller to adjourn the
meeting. The meeting was adjourned at 6:40 p.m.

Respectfully submitted

Judith Rosen
Secretary pro tem
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Planning and Development Department
Lee D. Urban, Director

Planning Division
Alexander Jaegerman, Director
August 31, 2006

Thomas N. Emery, RLA
Land Use Consultants, Inc
966 Riverside Street
Portland, ME 04103

Dear Mr. Emery,

Re:  Site Plan Review: Morning Star Subdivision off Summit Street
Our Ref: 2005-0232

[ write to confirm the receipt of the revised proposals for this project, which were received in
this office on August 15, 2006. I also confirm that this project is currently included on the
agenda of the City of Portland Planning Board Workshop scheduled for October, 10, 2006
(afternoon).

The revised plans are being reviewed in relation to the City’s Subdivision Review criteria set
out in Section 14-497 of the City’s Ordinance. In order to complete the review I would
request that the following information be submitted as soon as possible so it can be reviewed
and made available to the Planning Board:

L. Survey: Please note that in order for the application to be complete, an updated and
stamped survey is required. The survey should be tied to the vertical datum of NGVD
1929 and into the Maine State Plane Coordinate System (2-zone projection), West Zone
using the NAD1983(HARN) Datum and the U.S. Survey Foot as the unit of measure.
Also please show the pedestrian right of way adjacent to the proposal site which connects
to Summit Street and Stone Crest Drive,

Please show the pedestrian right-of-way between Stone Crest Drive and Summit Street
that runs along part of the northern boundary of the site.

The final subdivision plat will also need to meet the City’s Subdivision standards
(Section 14-496 of the City’s Ordinance) and granite monuments will need to be set as
directed by the City Engineer (see attached comments from the City’s Engineering
Reviewer.)

1.
389 Congress Street » Portland, Maine 04101 = Ph (207) 874-8721 or 874-8719 » Fx 756-8258 « TTY 874-8936
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On one of the plans please show the buildings opposite the proposed road access on
Summit Street, as the occupiers may be affected by the location of the access road.

3. Zoning: The net residential acreage/density calculations shown on the Subdivision
Record Plat are not applicable to a single family lot subdivision: they are only needed if
the development is proposed to be a PRUD. The setback shown for Lot #3 appears to
need correction, as do the building envelopes for Lots #4, #8 and #11 (the envelopes need
to reflect the minimum lot width of 80 feet required under the R-2 Zoning Ordinance).

4. Wetlands: [ understand that the Wetlands Review undertaken on November 16”‘, 2005
resulted in some amendments to the wetlands delineation, and that the watercourse along
the southeast part of the site was identified as a perennial urban stream. You have
enclosed a letter from Mark Hampton to Rod Howe of the US Army Corps of Engineers
(dated November 25, 2006) but the City has not seen the reply from Rod Howe and has
no official information as to what changes were made and whether the Army Corps of
Engineers agrees with the representation of the modifications as submitted. I understand
Jim Seymour, the City’s representative on that site walk, has not received any
information regarding the modifications or any concerns raised by the Army Corps of
Engineers.

Could you also please submit a plan which clearly shows the location of the urban stream
and shows the 25 foot and 75 foot contours that would determine the need for NRPA
permits (within and adjacent to the site). Also please show on the plan the full extent of
wetlands located on abutters properties and continue these 25 foot and 75 foot contours
outside the site. Please show the areas of wetland proposed to be filled, with calculations
of the areas of fill, and provide a copy of the Tier 1 Permit application.

wn

Existing Vegetation: Given the large size of existing trees, the density of the existing
planting and the associated wildlife habitat, and the extensive grading proposed, please
submit a tree survey showing the location of significant existing trees, based on the
discussion with the City’s Arborist on Tuesday, November 29" 2005, During that meeting
a number of trees and tree groups were identified as significant, including several
alongside and behind No 514 Summit Street. Please clarify in greater detail why these
trees can not be saved, including the tree identified in Lot #11 and those further away
from Summit Street.

6. Landscaping and Tree-saves: As discussed at the meeting on November 29, 2006. there
are a number of trees that are considered important to preserve and which will require
special measures to protect during construction. At this stage please show the location of
existing significant trees that are to be protected and preserved on the landscaping plan
and indicate in text what measures/plans are intended to be prepared that will ensure their
protection during grading and construction work.

7. Drainage: Although the pond has been designed to mimic the pre-development peak

flow condition of the site, it does not adequately present information detailing that it will
not result in downstream flooding. The new pond will discharge into an existing pond

OAPLANDEVREVIV Summit - Morning Star Lane' Revised as from Lugust, 2006.8.31.06 completionletter.doc



that does not have any type of outlet control device. The new time of concentration and
extended peak flow from the new pond into the existing pond, may coincide with the
peak flow from the existing pond, resulting in flooding. The peak flows from the pre-
development condition and the current pond may have not lined up previously and
therefore not resulted in flooding where they may now occur simultaneously.

Also please submit documentation that shows that the applicant has rights to discharge
into the existing detention pond.

8. Sewer Easement: As mentioned previously, the sewer easement leading to Summit
Street needs to be 30 feet wide along the whole of its length. It appears that part of the
casement area is within an easement to another party (Tupper).

9. Erosion and Sedimentation Control: Please amend sheet 8 as per the comments from
the City Engineering Reviewer, attached.

10. Sidewalks: Please show the sidewalk proposed along Summit Street. Regarding
sidewalks along Morning Star Lane please submit a waiver request (it appears that only
one sidewalk is proposed) indicating the basis on which a waiver is requested (referring
to the waiver provisions of the Ordinance, which are attached).

I'1. Capacity Letters: [ do not appear to have all the capacity letters and none were included
in the recent submission.

Il 'you have any questions, please do not hesitate to contact me on (207) 874 8728 or at
jfwportlandmaine.gov.

Sincerely,

(._/\Q@,.V\k ;—r}/\\_o LD A

.’.
Jean Fraser

Planner

Attached: Comments dated August 29, 2006 from City’s Engineering Reviewer
City Sidewalk Ordinance

Cc Sarah Hopkins. Development Review Services Manager

Eric Labelle. City Engineer

Jim Carmody. Traftic Engincer

Tom Errico, Traffic Engineer

Marge Schmuckal. Zoning Administrator
Jeff Tarling, City Arborist

Dan Goyette, City's Engincering Reviewer

OAPLAN'DEVREVIV Sunumit - Marning Star Lane Revised as front August, 2006:8.31.06 completionletter.doc



'Jean Fraser - Re: Morning Star Lane subdivision proposal - - _Péggj'il

Attachmaunt bLa

From: "Staples" <m.staples@verizon.net>

To: "Jean Fraser" <JF@portlandmaine.gov>
Date: 8/21/2006 1:00:53 PM

Subject: Re: Morning Star Lane subdivision proposal

RE: Morningstar Lane Subdivision, Summit Street
Site Plan Review Application #2005-0232 (originally submitted October, 2005)

Jean,
Thank you for the email (and | also got the notice in the mail).

Our main concern continues to be the wet lands that abut our property at the
rear of our lot. During heavy rains, especially in the spring and fall,

half of our back lawn rapidly becomes saturated even though some of the run
off escapes on both sides of my property into Stoncrest Drive as small
streams.

We are not against 'development’ but would like to be assured that the
Planning Board insist that this developer take all measures to address
previous concerns made by the Army Corp of Engineer's on behalf of the City.
| would also expect, in the event of any approvals, that necessary drainage
systems be landscaped to hide any unsightly or mechanical views.

Please keep us informed of any developments, and thank you in advance for
representing our concerns and those of our neighbors.

Sincerely,
Michael & Gale Staples
60 Stonecrest Dr., Portland ME



Atdochment Gb

STEVEN AND AMANDA ROWE
514 Summit Street
Portland, Maine 04103

October 18, 2006

Planning Board, City of Portland
Portland City Hall

289 Congress Street

Portland, ME 04101

Re: Proposed Morningstar Lane Subdivision
Dear Planning Board Members:

We offer these comments on the proposal by the Morningstar Real Estate Trust to
create eleven house lots on land contiguous to our property at 514 Summit Street.

While we have no general objections to the land being developed for residential
housing, we believe that the proposal should be revised to reduce the number of house
lots so that a number of character-defining stands of mature pines can be preserved. The
proposal calls for eleven lots to be developed on less than five acres of what is presently
one of a few heavily wooded parcels remaining in the City of Portland. The proposal
calls for essentially a complete clearing of all mature trees on the land. While we
understand the desire of the owner to maximize profits from the sale of the land and we
do not oppose development of the land for housing per se, we do believe the present
proposal is unreasonable in light of the specific parcel to be developed and the character
that it adds to the neighborhood.

We object to the proposed removal of a number of tall pines along Summit Street
and along the eastern boundary of our property. The specific trees along Summit Street
and to the rear of our property that we believe should be saved are highlighted on the
attached drawing (which was listed as Attachment #3 to an October 10, 2006 letter from
Thomas Emery to Jean Fraser). These trees are mature and character-defining.
Removing them would dramatically alter the scenic nature of the area. It would also have
a devastating effect on wildlife habitat.

Therefore, we respectfully request that the development plan be reconfigured to
remove house lots 1 and 2 and that the road be moved eastward so that the stands of pines
along Summit Street and along our side property line can be preserved.



Should the Board decide not to remove both lots 1 and 2 from the plan, we
alternatively request that the plan be reconfigured so that any house lots along Summit
Street and east of our property are located contiguous to our property and that the access
road be located to the east of the house lots. We request that the Board take whatever
action it can to ensure that “no cut” conditions be placed on the trees that we have
identified.

We also object to the plan to remove practically every other mature tree
throughout the parcel. We request that the Board carefully examine this unique forested
area to determine how this project can go forward while, at the same time, preserving as
many of the mature trees as possible. We understand that other abutters and neighbors are
concerned about the removal of certain trees as well. We request that you consider their
concerns as well as ours.

We know that addressing our concerns may mean reducing the number of lots in
the proposed subdivision by two or more. However, to do so will help preserve the
character of the area as well as the habitat for birds and squirrels. It will also enhance the
quality and aesthetics of the housing development itself.

Just so you are aware, when we first learned of this proposed development, we
contacted the property owner and communicated our strong preference that certain tall
pines along Summit Street and adjacent to our property be preserved and that the access
road be placed to the east of the pines. Our interest was then, and it is now, in saving
these beautiful trees and the character that they add to the neighborhood as well as the
habitat that they provide for wildlife.

Thank you for your consideration of our concerns and requests.

Yours very truly,

%fu' ﬂv'bl/&/—‘

AMANDA ROWE
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October 18, 2006

Jean Fraser, Planner
Division of Planning
City of Portland, Maine
389 Congress Street
Portland, Maine 04101

Re:  Morningstar Lane Subdivision Application
Dear Jean:

We are writing to you to express our concern with the proposed Morningstar Lane
Subdivision project. As you are aware we are highly concerned about four key
issues; these are as follows (their order is not in any priority):

1. The high rate of subdivision development in District 5 (04103)

2. The inability of developers and realtors alike to sell the newly developed
homes (i.e. the Ball Park Drive Development)

3. The demise of old growth forests and wetlands within our area due to the
subdivision developments such as Ball Park Drive and Smith Farms. The
addition of Morningstar Lane and any future subdivisions in our area will
ultimately and negatively impact this wildlife corridor as is the opinion of
the Maine Audubon.

4. Lastly the inability of current stormwater and drainage systems within our
area to deal with the new developments and the increase of runoff and
erosion and the like.

It is our hope that the City will take a proactive stance on this issue and reduce
the size of this project, at the very minimum. We believe that by taking action
now the City of Portland will be able to adequately address these issues and save
existing forests and wetland.

= 10/19/2006= * Page 1 of 8



Some of the specific areas worthy of mention in regard to the proposed
Morningstar Lane subdivision are as follows:

1. Stream Observations

According to the abutters within the Greenfield Acres IT Subdivision
(Lester Drive) who have resided in the area for more than 10 years, a
stream does exist despite any MDEP ruling or inconsistency in mapping. The
abutters bear withess to the constant flow of the stream directly behind
their backyards regardless of the time of the year. It would seem that the
stream should first be classified and be scientifically gauged to include
water flow in this particular channel on a daily basis. This would provide both
the MDEP and the City of Portland a method to determine legally if it is
worthy of classification and secondly if it is intermittent or perennial. From
there the appropriate setbacks could be considered.

In comparison, the Ball Park Drive Development, which is connected to this
development through the Grace Baptist Church property, had similar setback
issues. Some of those issues are as follows:

4+ No hydrological gauging had been performed

4+ Maine Audubon confirmed that the entire area, including the area
next to and near the Grace Baptist Church property, isa
“significant wildlife corridor”. Maine Audubon also noted that the
75 foot setback is entirely appropriate if not for Ball Park Drive but
also for the surrounding neighborhood especially where the two
pieces of land abut each other via the church property.

4 Lastly abutters confirmed that the stream ran year-round.

Ultimately 75 foot setbacks were mandated by the City for Ball Park Drive.

10/19/2006 Page 2 of 8



Testimonials can be provided by abutters to confirm that this stream
running through and abutting the Morningstar property runs year round.
Regardless City mandated 75 foot setbacks for the Morningstar Lane
Subdivision provide the City and those residing within it with the following:

4 Consistency in planning - this move would encourages developers to
allow old growth forests and wetlands to thrive

4 Sustaining and maintaining the "natural beauty of the area” including
the natural horizon as noted in the City's own Subdivision Criteria
(Sec. 14-497 item 8).

2. Forest and Wetlands

The setting of the current neighborhoods consists of all old growth trees.
The neighborhoods believe that the City should maintain all old growth
trees. Not only are the trees ecologically significant but they are also
what creates the ambiance of the neighborhood. This is particularly
evident in the fall and summer seasons. If 25 foot setbacks were
enforced the horizon would change dramatically and neighbors would be
able to see each other's homes. In other City approved subdivisions
within this District, privacy and natural beauty have been decimated by
the 25 foot setback ruling.

Moreover ecologically 25 foot setbacks would have devastating effects on
the existing wetlands in this area. Keep in mind that this is based on the
current Morningstar Lane plan whereby the engineers plan to remove the
majority of trees, thereby creating massive erosion and sending water into
the Wing wetland property. Legally this maneuver seems questionable at
best. Even if a detention pond is built to handle water from the
Morningstar Subdivision, it will create a negative ecological effect on
the Wing wetland. The current wetland functions quite well, and supports
a wide variety of wildlife and ecological wildlife, including high populations
of frogs, inherent to the area.

10/19/2006 Page 3 of 8



Furthermore a report from the National Resources Defense Council states
from statistical data provided via municipalities and the State of Maine
show that "bacteria from municipal point sources, combined sewer
overflows, and urban runoff are responsible for impairment in estuarine
waters. Ninety-nine percent of assessed river miles support both aquatic
life and swimming. Oxygen-depleting substances and bacteria from
agriculture and urban runoff are the most significant problems in rivers
and streams”. Many of these problems are due to the lack of
“nutrients, siltation, oxygen-depleting substances, and flow alterations
from agriculture, urban runoff”, including “hydrologic modifications”, as
is proposed with the Morning Star Subdivision and the proposed location
of its detention pond.

3. Detention Pond

In general the neighborhood is not in favor of a detention pond, due to
both aesthetics and potential health risks. In order to build the detention
pond, a bulldozer and other heavy equipment will have to drive and/or be
placed onto an area of the current wetland. The area, which includes large
and old tree growth, will then be bulldozed thereby creating permanent
ecological damage. The significance is that while attempting to create a
grassy swale, which is totally unnatural to the area, all of the existing
natural vegetation will be eliminated. The detention pond is very likely to
attract unwanted and large populations of flies, mosquitoes, bugs and
insects, which we already have and do not desire more of. As everyone is
aware, some species of mosquitoes have made people very sick and some
people have unfortunately died as a result.

The placement of the detention pond will very likely devalue any of the
houses abutting the exterior property of the Morningstar Lane
Subdivision. According to the Maine DEP, the detention ponds require
maintenance and cleaning of the catch basins. There has been no mention
to date if these will be maintained by the City's Public Works Department
or if a third party will maintain a contractual responsibility for this.
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Finally, the City should be aware that there are many children in the
neighborhood who enjoy all aspects of natural water sources, wildlife
species and the brook itself. We would like to know what safety measures
will be erected to keep the children out of the detention ponds. Further
we would like to know the esthetics of such safety measures (i.e. fencing).

4. Quantity of Houses

It is the neighborhood's opinion that oo many houses are being proposed
for this development. Morningstar Lane is proposing houses foo close to
Summit Street and therefore is inconsistent with the setbacks of the
current houses. Additionally the current neighborhoods are highly
concerned with the ability of the Owner to sell the new homes.

It should be know that most of the houses on Ball Park Drive have not been
sold despite many attempts by various real estate agents to sell these.

The homes that have been built are overpriced, not conducive to a
neighborhood and are too close to each other. It is the belief of the
neighborhoods that the City of Portland including its Planning Offices
take responsibility to ensure that forests are not decimated and
properties not developed only not to be occupied. As is the case with
Ball Park Drive where only 2 or 3 subdivision is occupied, police reports
identify cases of theft; it is our belief that this exists due to the inability
of the realtors to sell the homes. In the end the only one who really makes
the money is the developer, not the City if it cannot get folks to occupy
newly built homes.

5. Culverts and issues

The existing culvert system for the entire Lester Drive area is broken and
inadequate. It is incapable of handling the existing drainage from the
neighborhood. Should additional runoff and the like be added to this
system, we can expect flooding not only at the end of Lester Drive but also
on Washington Avenue (Ext). The City has sent traffic engineers to this
area a number of times including this week, but have not followed through
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with the correction of this issue. Any additional drainage added to the
system will obviously exacerbate the problem.

6. Traffic Issues

The entire Washington Avenue area is a corridor for pedestrians,
runners, cyclists, rollerbladers and other athletes; some of these people
include children while others are adults who work at companies within the
Riverside Industrial area, adults who are stay-at-home parents, adults who
are elders and retired and handicapped individuals within these
neighborhoods.

A cohesive traffic study should be conducted to allow the City, the
Dorlers' and the residents within the area to have an accurate picture
of current and future traffic flow patterns. To collect a cohesive and
comprehensive set of traffic data patterns, the study should include
conditions related to all traffic on this road. For example, these conditions
should reflect the times that people go to and from work, the City bus
schedule that includes pick up and drop off points any where in the
circumference of the proposed subdivision. The study should also include
provisions for traffic flow generated by the school systems. By including
pertinent facts within the study, the information will not only be
comprehensive but represent the true picture.

Street lights should be established at areas where there is low visibility;
many residents have almost been hit during their walking routines
regardless of the hour. Cars and trucks drive too fast on Washington and
Summit and Lambert Streets.

Crosswalks should be installed at the following locations: the intersection
of Summit Street and Washington Avenue Extension; the intersection of
Summit Street and Lambert Street; the intersection of Lambert Street
and Auburn Street; and at both the intersections of Stonecrest and
Washington Ave Extension & Lester Drive and Washington Ave Extension.
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Crosswalks should have highly visible paint so that drivers can see the area
clearly. Likewise a sidewalk should be placed within the subdivision as well
as on Summit Street to accommodate the increased pedestrian traffic.

In final, perhaps, additional information is necessary. Some of these items

are but are not limited to the following:

1.

2.

Limit of soil disturbance, including foreseen erosion
Field survey of the wetland in the Winter and Summer

Quantity of fill proposed in the area along with the percentage of fill
versus the wetland

Tree save plan should be created so that neighborhoods adjacent to the
development can see the setbacks and the overall loss of vegetation. This
plan should include all tree growth and vegetation to remain, as well as, all
new vegetation and trees to be added.

A geotechnical study of the wetland, including the streams

Commitment of the City to make the orientation of the houses & garages
face the road within the subdivision

Disallow swimming pools, trails, cutting, and stream cross-overs in the
wetland (Chlorine would have a damaging effect on the wetland; imprints on
the wetland would have a negative effect as well)

Maintenance schedule for detention pond, including detail regarding who
will conduct this and when, along with how the detention pond will be
accessed, and the effects on existing vegetation and wildlife.

Proposed ROS areas to connect through Lot 18of the Haverty property and
the Baptist Church property.

10. Revised traffic study noting crosswalks and sidewalks
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We appreciate all of your help. We also continue to hope that a resolution will be
forthwith that shows a subdivision befitting to the natural beauty of the area.

Sincerely,

Pamela M. Burnside and Mary L. Hutchison

This document in its entirety is copyrighted, this information is privileged and
intended for the Portland Planning Board and Ms. Jean Fraser only. Reguests for
photocopying or dissemination of this document or any other information emailed or
mailed to Pamela M. Burnside and/or Mary L. Hutchison. Otherwise it is prohibited,
unless approved in writing by Pamela M. Burnside and/or Mary L. Hutchison.
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Office of the Mayor and City Council
James |. Cohen, Mayor

September 6, 2006
Mr. Lee Urban
Director, Planning & Development Department
City of Portland
389 Congress Street
Portland, ME 04101

Re: Morning Star Lane 11-Lot Subdivision

Dear Lee:

Last week I had an opportunity to review the preliminary Subdivision and Site Plan
Application for the above-noted subdivision that was provided to me by Jean Fraser of the
Planning Department. Previously, I had heard from several neighbors with respect to their
concerns about the proposed development, and in light of those concerns, I am providing
brief comments in this letter.

Generally speaking, the neighbors I have heard from are not opposed to a residential
development occurring in the neighborhood. To the contrary, the primary concern relates to
the preservation of an existing stand of pines. Under the current plan dated July 26, it
appears that the relocated access road, and Lot 11 in particular, would directly impact this
stand of trees. These trees constitute an important neighborhood amenity and enhance the
quality of life not only for existing residents, but also for future residents of Morning Star
Lane. Given the lot configuration, it appears an alternative orientation might be possible
where: (1) the access road could be relocated closer to the Grace Baptist Church, and (2) no
cut/no build zones could be established at the rear of those lots in the subdivision that would
abut the existing house lots along Summit Street. My hope is that these considerations can be
fully explored prior to establishment of a final subdivision and site plan approval.

Thanks again for the opportunity to provide comments on the part of neighbors. If
you have any questions, please do not hesitate to let me know.

cer y,
Cohen
1stnct 5 City Councilor
cc: Alex Jaegerman, Director, Planning Division
Jean Fraser, Planner .~

Jaimie Caron, President, North Deering Neighborhood Assoc.
Steve Rowe, 514 Summit Street

City Hall, 389 Congress Street « Portland, Maine 04101 = (207) 874-8941 « jcohen@portlandmaine.gov



AHachment 9

David A. Kamila PE

FLU c&FVJ
Frederic J. Licht PE

o VA2
ZC;C‘\ = =10 o Thomas N. Emery RLA
J. David Haynes RLA

2897.1

September 22, 2006 ( 8. f) G.%U) )
Ms. Jean Fraser

Land Use Consultants,inc. City Planner

Department of Planning & Urban Development

City Hall
289 Congress Street
p Lanoner s Porland, ME 04101
l a :zgd s cape
architects

Morningstar Lane Subdivision Summit Street (Planning Bd. Workshop Review stage).
Responses to Review Comments August 31, 2006

Dear Jean:

The following are responses to Woodard & Curran engineering peer review
comments dated August 29, 2006 and to staff comments dated August 31, 2006.
Lynwood Myshrall, PE has provided the responses related to engineering review. The
issue raised is in bold; our response is in italicized font.

1. Survey:
An updated and stamped survey plan meeting the standards required by the City of
Portland is included in the plan set.

Additionally the fifteen-foot pedestrian easement at the northwest corner of the
property has been added to the drawings.

The final Subdivision Plat will be prepared to meet the City of Portland standards
and granite monuments will be set as required by the City.

2. Building Opposite the Proposed Access Rd.:
The building opposite the proposed road access has been shown on plan sheet 2.

3. Zoning:
The net residential acreage/density calculations have been removed from the
Subdivision Recording Plat.

“Setbacks need to reflect the minimum lot width of 80 feet...:”
Section 14-47 Definitions provides the criteria for determining lot width. Lot width
is defined on page 14-26 as follows:

Lot Width: The distance parallel to the front of the building measured
between the side lot lines through that part of the principal building where the

lot is narrowest.
966 RIVERSIDE STREET

PORTLAND, MAINE 04103

voice (207) 878 °~ 3313
Fax (207) 878 ° 0201
www.landuse@gwi.net



LUC

Our review of the plans indicates that the lot width criteria is met at the front yard
setback and at the front of the building shown on the plans. Because the final
building footprints are to be determined by the lot purchasers, we have located the
front yard setback farther than the 25 ft minimum to that line where the 80 ft lot
width is met. (Also note that in the R2 zone, the minimum street frontage is 50 fi)

4. Wetlands:
The wetlands as shown in the revised plan set received by the City on August 15,
2006 reflect the field adjustments requested by Mr. Howe of the ACOE and agreed
to by Mark Hampton during the site walk. The minor revisions include the
following:
Lot 6: a narrow (5ft approx) finger added between the isolated wetland
near Lot 5 connecting to the wetland to the south.

Lot 8: The wetland on Lot 8 was extended approximately 30 ft south
easterly in a tear drop shape 20 ft wide at its widest point.

Lot 10: A 20 fi wide by 30 ft long connection was added between the
wetland on the westerly side of the property and a smaller wetland on Lot
11.

Lot 11: In addition to the connection described above, the wetland
mapped on Lot 11 near the rear of #520 Summit St. was reduced in area -
a triangular shape 25 ft ht and 25 fi base approx.

“Urban Stream”:

The stream has been reviewed on site with Linda Kokemuller of the DEP. At her
request, the Applicant retained Jeff Simmons of Woodlot Alternatives to inspect the
drainage. Mr. Simmons determined that the drainage is a degraded, urban stream.
This stream enters our site from a culvert exiting the church property to the east
and is bounded to the south by the Lester Drive development house lots and exits
our property through the Lester Drive detention area via a 24" culvert. The length
of stream through the site is approx. 370-ft.

Jurisdictional Delineations:

The line type delineating the stream has been revised to a typical stream line type.
The 25 ft and 75 fi jurisdictional setback lines along both sides of the urban stream
(including abutters’ property) have been added to the plan set. This is done
electronically. We have not mapped the wetlands on the abutters’ properties and
would defer this request to the Planning Board and only with the knowledge and
permission of the abutting land owners.

Land Use Consultants,Inc. 2897.1 M()r[l_illgstar Memo 2 Sept. 22, 2006



Land Use Consultants,Inc.

Wetland Fills:

The areas of wetland fills are shown on the attached Exhibit 4.1. The updated
NRPA Permit Application will be copied to the Planning Dept. when it is re-
submitted to the DEP.

. Existing Vegetation...please submit a tree survey based on discussion with the

City Arborist on Tuesday, November 29, 2005.

The trees discussed and flagged with blue tape have been field located by
triangulation with the proposed access road centerline staking and from property
boundaries. This information is shown on Drawing #1 Existing Conditions and
Removals and on Drawing #5 Landscape Plan.

Clarify why trees cannot be saved...:

Like the neighboring subdivisions including Lester Drive to the south and
Fieldstone Subdivision to the west, Morningstar Lane is an infill, 11 Lot
Subdivisions. Infill development in urban areas with existing infrastructure,
neighborhoods is the type of development promoted by proponents of Smart
Growth initiatives and is seen as a way to combat sprawl,

The planning standards including road width, development density and minimum
lot size are determined by the City’s zoning and Comprehensive Planning process.

The road design criteria is established by the City of Portland Design Guidelines
and policy, including the requirement that the road with be 28 ft and have granite
curbing each side. Our initial submittal showed a 24 fi. wide street.

Due to the cost of development and construction in the City of Portland, this infill
development must include the full complement of lots allowed in the R2 Zone. For
example, our most recent experience indicates that streets meeting the City of
Portland standards range in cost from $600 to $650 per linear foot.

Parcel configuration and access: The proposed lot and street layout is determined
by the parcel geometry; site access being limited to the Summit St. frontage; the
parcel being bounded by infill development and wetlands located at the perimeter

of the property.

Road Access location: 1t is not possible to shifi the access road farther fto the east
(away from #514 Summit St. ) as it will require eliminating the first three lots. It is
our understanding that the Owner of #514 Summit St. did not want the plan
reconfigured placing the road to the east and the lots contiguous with the side lot
line of #514. Regardless, this option would increase wetland fills for the road
construction and may not result in additional tree preservation depending up
building footprint locations. The cluster of trees in question is located near the
center of the proposed street right of way and includes predominantly Eastern
White Pine. The pines are of such size some 18 to 24 inches in diameter approx.,

2897.1 Morningstar Memo 3 Sept. 22, 2006
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that disturbance/ removal of significant portions of the root zone and removal of
nearby trees may result in premature dying and/ or wind-throw hazard (blow
down).

Given the size and location of the cluster near the proposed street centerline, we
believe that it would be better to plant a new buffer of mixed evergreens and
include privacy fencing if desired along the common side line.

6. Landscaping and Tree-Saves per meeting of Nov. 29, 2005:
The tree locations have been added to the Drawing 1, Existing Conditions and
Removals and Drawing 5, Landscape.

Tree Protection:

The first measure includes showing the trees to be protected and/ or transplanted
on the Drawings with a heavy line delineating the tree protection zone (usually
located at the drip line). This Tree Preservation detail is also added to the
Landscape Details.
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7. Drainage:
Land Use Consultants, Inc. has analyzed the existing detention pond and outlet
culvert. The pond has in excess of 39,500 cf of available siorage and has
approximately 9 ft. of depth to overcome prior to flooding. The pond discharges
into a 24" culvert that in turn discharges into a 24" storm drain in Lester Drive.
The Lester Drive storm drain discharges out of a 24” pipe under Washington
Avenue to an open channel beyond. The open channel then flows through a 36”

Land Use Consultants,Inc. 2897.1 Morningstar Memo 4 Sept. 22, 2006
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culvert under the railroad tracks approximately 300 feet down stream.
Considering the size of the Morning Star drainage area and the downstream
capacity and the fact that detention is being provided it is unlikely that Morning
Star Lane Subdivision will cause downstream flooding.

8. Sewer Easements:
The deed stipulates that a dwelling or other similar structure is prohibited from
being erected in the buffer. The deed does restrict the installation and

maintenance of a sewer within the buffer.

9. Erosion and Sedimentation Control:
Sheet 8 has been amended per the City Engineering Review comments.

9. Erosion and Sedimentation Control:
Sheet 8 has been amended per the City Engineering Review comments.

10. Sidewalks:
The plans have been amended to show the sidewalk along Summit Street.

11. Capacity Letters:
The Portland Water District capacity letter is included with this response letter. On
September 20, 2006 Land Use Consultants contacted Mr. Frank Brancely, Senior
Engineer for the Portland Public Works Department. Mr. Brancely indicated that
he will provide a capacity letter for the sewer system in Summit Street prior to the
October 10 Work Shop.

We trust this response letter addresses the review comments. Please contact our
office with any questions you may have concerning our response to the review letter

for this project.

Encl Drawings Revised Date September 22, 2006

cc: Ronald Dorler

Land Use Consultants,Inc. 2897.1 Morningstar Memo 5 Sept. 22, 2006
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MARK HAMPTON ASSOCIATES, I N
SOIL EVALUATION « WETLAND DELINEATIONS « SOIL SURVEYS « WETLAND PERMITTINGE;

1896

November 25, 2005

Mr. Rod Howe

U.S. Army Corps of Engineers
Maine Project Office

675 Western Avenue #3
Manchester, ME 04351

Re: Wetland Delineation Determination, Summit Street, Portland
Dear Rod,

On Wednesday November 16, 2005, you made a determination of the delineation of wetlands on
a 6+ acre parcel of land located on Summit Street in Portland. Present at the meeting in addition
to you and I were representatives from Land Use Consultants, City of Portland, and the owner.
We walked over the delineation I completed in June of 2005 and made a few modifications. The
enclosed plan represents the changes made to the wetland delineation based upon our site walk.
If you do not agree with the delineation please let me know as soon as possible so that we can
discuss the changes. If the plan represents the correct wetland delineation, please contact in
writing the City of Portland as soon as possible. Thank you for your time in this matter.

Sincerely,

g f Hemn

Mark J. Hampton C.S.S., L.S.E.
Certified Soil Scientist #216
Licensed Site Evaluator #263

Cc: Mr. Tom Emery, Land Use Consultants
Mr. Jim Seymour, City of Portland/Sebago Technics, Inc.

P.O. BOX 1931 » PORTLAND, ME 04104-1931 » 207-773-8650 » mhamptoi@maine.rr.com

Quality services that meet your deadlines

. NOV 2 8 2005 1~
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September 26, 2005

Mr. Lynwood Myshrall, P.E.
Land Use Consultants, Inc.
966 Riverside Street
Portland, Maine 04103

Re: Morning Star Lane, Portland

Dear Sir:

The Portland Water District has an 8” water main in Summit Street, Portland, near the
proposed site. A test on a nearby hydrant produced the following results: static
pressure 52 psi; with a flow of 1034 gpm. With these results in mind, the District feels
we have sufficient capacity available to serve this proposed project and meet all normal
fire protection and domestic water service demands. Please notify your plumber of
these results so that they can design your system to best fit the available

pressure.

With certification by the developer that all required permits have been received, we look
forward to serving this project.

Sincerely,

PORTLAND WATER DISTRICT

"Dz %
David W. Coéffin, PLS

Engineering Supervisor

225 DoucLAss STREET P.0. Box 3553 Portianp, Maine 04104-3553
Prone: 207.774.5961 - Fax: 207.761.8329 WEB: www.PwD.0RG
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 Attachmend (Q

From: "Howe, Rodney A NAE" <Rodney.A.Howe@nae02.usace.army.mil>
To: "Jean Fraser" <JF@portlandmaine.gov>

Date: 10/19/2006 1:05:25 PM

Subject: RE: Morning Star Lane Sub division- Wetland Delineation

Jean,

| would consider the watercourse an intermittent stream.

Rod Howe

----- Original Message-----

From: Jean Fraser [mailto:JF@portlandmaine.gov]

Sent: Tuesday, October 17, 2006 10:46 AM

To: Howe, Rodney A NAE

Subject: Re: Morning Star Lane Sub division- Wetland Delineation

Rod,

Sorry to trouble you again, but when you were on site did you form a
view (or have any information that confirmed) whether the watercourse
was a stream; and if so, whether intermittent or perennial?

thanks
Jean

>>>"Howe, Rodney A NAE" <Rodney.A.Howe@nae02.usace.army.mil> 9/29/2006
11:09:36 AM >>>
Hello Jean,

| apologize for not acting on this much sooner. | did receive Marks'
November 25, 2005 letter and revised plan. | have reviewed the
revised

wetland delineation performed by Mark Hampton Associates for the
Morning

Star, LLC property off Summit Street at Portland, Maine. That plan
includes

changes made in the field by Mark Hampton and | during our site walk
on

November 16, 2005. | concur that the wetland boundary shown on that
plan

adequately reflects conditions observed in the field.

If | can be of any further assistance please let me know.

Thanks

Rod Howe

Senior Project Manager
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From: Marge Schmuckal

To: Jean Fraser

Date: 8/22/2006 4:22:56 PM
Subject: Morningstar Lane Subdivision
Jean,

| have reviewed this subdivision for zoning compliance. Generally speaking, all the R-2 zone dimensional
requirements are being met, realizing that the given building envelopes are only representative and not a
zoning criteria.

Adjustments should be made as follows.

Lot #3: The scaling is off for the 25' front setback. Less than 25' is scaled.

Lot #4: the 80' minimum lot width affects the adjustment of the envelope shown in the rear of the lot.

Lot #8: the 80" minimum lot width affects the adjustment of the envelope shown in the front of the lot.

Lot #11: the 80" minimum lot width affects the adjustment of the envelope shown in the rear of the lot.
On the Record Plat page 1 of 1, the box showing net residential acreage/ density is not correct. The net
land area calculations are only for PRUDS. This is not a PRUD. For what | understand, these are 11

single family, individual lots. This box should be removed entirely.

Marge Schmuckal
Zoning Administrator
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From: Gregory Cass

To: Jean Fraser

Date: 8/28/2006 8:07:55 AM
Subject: Re: Morning Star Lane

The plans | recieved on 8-15-06 show a cul du sac that is 110" outside diameter and is 24" wide.
This is acceptable to the Portland Fire Dept.

>>> Jean Fraser 8/24/2006 3:12:23 PM >>>
Dan,

Thanks for your telephone call.

Re the size of the cul de sac, they have complied with Jim Seymours request that it be 56 feet radius "as
per city standards" but Fire Department has asked for "62 feet diameter"?

Does the proposal as on the revised plan accommodate fire appliances?

Thanks
Jean
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MEMORANDUM Qtt ademant |l <

05-232

TO: Jean Fraser, City of Portland Planner

FROM: Dan Goyette, PE — Development Review Engineer, Woodard & Curran, Inc.
DATE: August 29, 2006

RE: Morningstar Lane Subdivision

Woodard & Curran has reviewed the Preliminary Subdivision and Site Plan Supplementary Information
submission for the proposed project for the Morningstar Lane Subdivision. The project involves the
development of an 11 lot residential from an existing 5.7 acre parcel.

Documents Reviewed

e Preliminary Subdivision and Site Plan Application Supplementary Information prepared by Thomas
Emery, Land Use Consultants, dated July 26, 2006.

e Engineering plan set prepared by Land Use Consultants, sheets 1-12, Existing Conditions and
Boundary Plan and Recording Plat all revised June 16, 2006.

e Letter to Jean Fraser, City of Portland Planner, dated October 24, 2006, from Jim Seymour, Sebago
Technics.

1. Stormwater Management

A. Although the pond has been designed to mimic the pre-development peak flow condition of the site,
it does not adequately present information detailing that it will not result in downstream flooding.
The new pond will discharge into an existing pond that does not have any type of outlet control
device. The new time of concentration and extended peak flow from the new pond into the existing
pond, may coincide with the peak flow from the existing pond, resulting in flooding. The peak
flows from the pre-development condition and the current pond may have not lined up previously
and therefore not resulted in flooding where they may now occur simultaneously.

2. Erosion and Sedimentation Control

A. On sheet 8, the Erosion and Sedimentation Control Plan references the March 1991, Maine DEP
Erosion and Sedimentation Control Handbook. Significant changes have occurred since this
version was published. The note should reference the March 2003 version.

3. General

A. Detail 4 on sheet 10, dimensions a 2’ lift of bituminous concrete base course, grade “B”, but the
notation calls for 1 %4”. This should be corrected to indicate 2” of base course.

B. The survey for the subdivision does not coincide with approved City standards. The survey needs
to be tied to the vertical datum of NGVD 1929. Also, the project needs to be tied to the Maine
State Plane Coordinate System (2-zone projection), West Zone using the NAD 1983 (HARN)
Datum and the U.S. Survey Foot as the unit of measure.

41 Hutchins Drive = Portland, Maine 04102- (207) 774-2112 = (800) 426-4262 - (207) 774-6635 (Fax)
www.woodardcurran.com
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C. A final subdivision plan will need to be generated showing standard survey notes, survey
references, and City notes/requirements per subdivision standards. Also the final plan shall be
sealed and signed by a State of Maine Licensed Surveyor.

D. Granite monuments shall be set on one side of the street as directed by the City Engineer on the 3
foot offset Lines, as offset into the street, at all intersections, points of curvature, points of
tangency, street angle points, and at the end of acceptance of the street. At a cul-de-sac a radius
point monument shall be set, or if conflict arises with detention ponds ete, a second monument
shall be set at the second point of reverse curvature point at the cul-de-sac. Monuments shall not
be set over sewers, laterals, or other utilities. Where there is a conflict in the utilities shall be set in
alternate locations, or all the monuments shall be set on the opposing side of the street.

DRG
203848.66
cec: File

203848 2 January 10, 2006
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From: Marge Schmuckal
To: Jean Fraser

Date: 9/27/2006 2:39:17 PM
Subject: Morningstar Lane
Jean,

As we discussed, the most recent submittal of plans along with a cover letter dated September 22, 2006
from Land Use Consultants, Inc. does not include the plan labeled "Recording Plat". However, the cover
letter does suggest that all my zoning concerns have been addressed and rectified. Prior to any final
sign-off, | would like to confirm the changes.

Marge
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From: Jeff Tarling

To: Jean Fraser

Date: 9/28/2006 4:55:05 PM
Subject: Morning Star Lane
Jean -

| have reviewed the proposed Morning Star Lane sub-division and offer the following comments:

Tree Preservation - The current subdivision plan as shown fails to adequately protect or save the large
stand of White Pine trees near Summit Street that help define the character of the surrounding
neighborhood. From a 'tree-save' perspective, shifting the existing roadway the east or along the adjacent
church property line could save many of the important, mature trees identified on sheet '‘Drawing 1' -
Existing Trees & Removals and that were reviewed during previous site walks. The second area of
concern is the amount of clearing shown at the rear of Lots 7 & 8 for the proposed detention pond. The
plan shows no tree save buffer in this area along existing homes in adjacent subdivision increasing the
impact to these residents. The plan also fails to save any specimen or groves of trees / existing
vegetation between proposed house lots. It seems unfortunate that natural assets that currently exist on
the site have not been designed into the proposed sub-division as "features” or amenities that could
enhance the Morning Star project. Trees and existing vegetation seem to have been completely
disregarded despite the important environmental benefit.

Recommendations - explore options to save the large character defining trees near Summit Street as
discussed during site walks including increasing the buffer area along Lots 7 & 8 to minimize impact to the
surrounding area. Review existing trees & existing vegetation between proposed house lots to identify any
possible 'save' areas. This is a practiced used In areas where trees are to be saved, 'tree-save' notes
and protection are needed to define on both the Landscape Plan and in the field. Notes include: work
limits, prohibiting the storage of materials and equipment during construction in tree save areas by the use
of temporary fencing or flagging. These measures or standards should be in place prior to any cutting or
clearing.

Landscaping - The proposed landscape plan shows the "2-trees” per lot landscape standard. Tree types
shown with the exception of Callery Pears shown on the lots near the cul-de-sac meet our recommended
tree guidelines. Recent problems with Callery Pears has removed them from our recommended list. Due
to the amount of clearing of the existing trees and vegetation additional trees should be planted between
the proposed lots towards the rear of the proposed building envelopes to assist with screening / buffering.
If additional tree-save buffers can not be established near the detention pond additional groves of
evergreens, Spruce or White Pine (depending on the soil conditions) and / or groups of Red Maples are
recommended to restore the existing buffer and reduce the impact on the surrounding neighborhood.

| would be available to meet with the Morning Star Land team to review recommendations as needed.

Jeff Tarling
City Arborist

CC: Phillip Labbe
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From: "Thomas Errico" <terrico@wilbursmith.com>
To: "Jean Fraser" <JF@portlandmaine.gov>
Date: 10/18/2006 3:35:43 PM

Subject: Morning Star Subdivision

Jean -

| have reviewed materials for the above project and offer the following
comments.

1. The location of the proposed development street maximizes the
distance to the Grace Baptist Church Driveway (approximately 200 feet). It
is my understanding that Summit Street in the vicinity of the project is
classified as a Local Street. For a Local Street, the Technical Standard
requires a minimum of 35 feet from the intersection of the projection of
right-of-way lines to the center line of the driveway. Accordingly, the
proposed project meets this Technical Standard. | would note that the
proposed street could be shifted easterly (toward the church driveway), to
the property line, and the separation standard would continue to be met.

2 This street meets engineering criteria for safe sight distance at
the propose intersection with Summit Street. Sight distance should be
re-measured if the driveway is re-located.

3. During my field investigation, travel speeds appeared to be

excessive. Additionally, | did receive complaints about speeding from

property owners in the area. It is my professional opinion that this

section of Summit Street is a likely candidate for future traffic calming
improvements. | would suggest that the applicant contribute $5,000.00
towards the implementation of future traffic calming improvements on Summit
Street between Lambert Street and Washington Avenue. The contribution shall
be placed in an escrow account and returned to the applicant after ten years

if it is not used.

If you have any questions or comments, please call me.

Thomas A. Errico, P.E.

Senior Transportation Engineer

Wilbur Smith Associates
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59 Middle Street
Portland, Maine 04101
(207) 871-1785 Phone

(207) 871-5825 Fax

CC: "James Carmody" <JPC@portlandmaine.gov>
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MEMORANDUM
05-232
TO: Jean Fraser, City of Portland Planner
FROM: Dan Goyette, PE — Development Review Engineer, Woodard & Curran, Inc.
DATE: October 19, 2006

RE: Morningstar Lane Subdivision

Woodard & Curran has reviewed the Preliminary Subdivision and Site Plan Supplementary Information
submission for the proposed project for the Morningstar Lane Subdivision. The project involves the
development of an 11 lot residential from an existing 5.7 acre parcel.

Documents Reviewed

e Response to Comments prepared by Thomas Emery, Land Use Consultants, dated August 31, 2006
to Jean Fraser.

e Engineering plan set prepared by Land Use Consultants, sheets 1-12, Existing Conditions and
Boundary Plan and Recording Plat all revised September 22, 2006.

1. Stormwater Management

A. The delineation of the intermittent stream stops at the property line. The 25’ offset line also
terminates when the stream crosses the property line. The plans do not show that the stream
continues to flow close to the property line before entering the existing detention basin. The offset
line and the intermittent stream should be shown in its entirety. This would then require that the
detention pond be located at a minimum 25” from the stream and thus 25” from the property line.

B. The applicant has failed to demonstrate that the downstream piping can adequately handle the
development’s stormwater. The applicant states that it is “unlikely” to cause downstream flooding.
The downstream piping should be modeled to demonstrate that it is adequate.

C. The applicant indicates that the existing pond has a capacity of 39,500 cubic feet of storage. It
would appear that the applicant could approach the property owners on which the pond exists and
possibly utilize the existing structure. This could negate a large amount of clearing and regrading
associated with the proposed pond.

2. General

A. A final subdivision plan will need to be generated showing standard survey notes, survey
references, and City notes/requirements per subdivision standards. Also the final plan shall be
sealed and signed by a State of Maine Licensed Surveyor.

B. Granite monuments shall be set on one side of the street as directed by the City Engineer on the 3
foot offset Lines, as offset into the street, at all intersections, points of curvature, points of
tangency, street angle points, and at the end of acceptance of the street. At a cul-de-sac a radius
point monument shall be set, or if conflict arises with detention ponds etc, a second monument
shall be set at the second point of reverse curvature point at the cul-de-sac. Monuments shall not

41 Hutchins Drive = Portland, Maine 04102+ (207) 774-2112 - (800) 426-4262 - (207) 774-6635 (Fax)
www.woodardcurran.com
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be set over sewers, laterals, or other utilities. Where there is a conflict in the utilities shall be set in
alternate locations, or all the monuments shall be set on the opposing side of the street.

DRG
203848.66
cc: File

203848 2 January 10, 2006
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From: Katherine Earley

To: Fraser, Jean

Date: 10/18/2006 1:38:02 PM

Subject: Re: Morning Star Lane sub Division

Hi Jean:

As a result of our DPW Review meeting yesterday here's what we have to offer for the Oct. 24th
workshop:

1. There are no comments from our Transportation Engineer; ie no concerns.

2. Our Operations Manager review has only one concern related to maintaining the landscaped area
within the cul-de-sac. We recommend a low maintenance landscaping of that area and note it will likely
receive snow and ice from winter operations. Additionally, we suggest that the Homeowner's Association
take on the responsibility for mowing and upkeep of the landscaped center of the cul-de-sac.

3. There are multiple concerns related to Civil Engineering review, many were provided in the memo from
Michael Farmer, and more will be identified in a memo to come from Dan Goyette. We may be unable at
this time to pinpoint the exact details of any stormwater system deficiencies resulting from this proposed
development since apparently no modeling has been done, so expect to see that reflected in the
comments from Dan. In addition, has the applicant pursued a system capacity letter from us yet?

Kathi



MEMO

TO; Katherine Earley, Engineering Manager
Eric Labelle, City Engineer

FROM: Mike Farmer

DATE: October 11, 2006

RE: Morningstar Lane Subdivision

I am submitting the following comments regarding Morningstar Lane Subdivision on behalf of
the Engineering Division.

The sewer easement from SMH-1 to SMH-3 should be a granted to the City if the sewer
system in the project is going to be turned over to the City.

SMH-3 should be 3 feet right of the street centerline (not 7.97”) to be in the legal
location. Changing the location of SMH-3 to 3 feet from centerline may require
additional manholes.

Storm drain house laterals for lots 1 and 7 should connect to the storm drain main, not
into drain manholes.

CB-1 should be moved away from the edge of a driveway; 13 feet or more from the
center of a catch basin to the edge of a driveway works.

In Detail 14 on sheet 10, we recommend 7-foot granite curb tipdowns.

In Detail 13 on sheet 10, the sidewalk ramp detail should show that granite curb is
required across the bottom of the ramp.

In Detail 5 on sheet 11. The wrong manhole frame and cover size is specified. A 24”
diam. by 5 high frame should be used; refer to the City’s standard details. Detail 5 calls
for 1-3 courses of brick to be used to set the frame. This should be corrected to meet the
City standard, which currently requires 3-8 courses. Detail 5 calls for a prefabricated
fiberglass manhole channel. The City standard calls for brick and mortar manhole
channel and shelf, with solid masonry fill beneath. If the developer wants to use
prefabricated fiberglass manhole channels, shop drawings should be submitted to DPW
and approved as part of the preconstruction review.

The “Curb Legend” symbols listed in the legend do not match the symbols on the plan
and profile sheets.

The distance between street light poles should not exceed 130 feet. The two poles near
the cul-de-sac are farther than 130 feet apart. Moving the pole in front of Lot 4 toward
the cul-de-sac allow the poles to be less than 130 feet apart.

The granite curb radii at the cul-de-sac should be changed to match the City standard
design detail.

The proposed details on sheet 12 show that corrugated metal pipe is proposed for the
detention pond riser and outlet pipe. We recommend changing the type of pipe to
reinforced concrete or HDPE for longer service life.

The cover sheet states Magnetic 1983 as the basis of bearing. It should be grid north
NADS83(HARN) Maine State Plane.

The cover sheet states "City of Portland Datum Benchmark R.O.W. Monument At
Southwesterly Intersection of Berry Ave, and Washington Avenue, Elevation: 76.50."



The DPW Engineering Official Benchmark Card File has 2 monuments at that
intersection.

= ]st at southwest corner, elevation 75.796'

= 2nd at southeast corner, elevation 76.50'
Note that they stated the incorrect elevation for the monument at the Southwesterly
Intersection. In addition, those monuments are a long way from the project site. Were
they really used? (see following comment).
The sheet between the cover sheet and LUC drawing number 1 is titled "Plan of Property
Existing Conditions Survey" by Titcomb Associates dated July 6, 2005, Rev. 2, 9/06/06.
This states that bearings are True North. Magnetic North was used on the cover sheet.
This sheet also states that the City of Portland Benchmark used is the monument at the
comer of Jackson Street and Summit Street. Was the Jackson St/Auburn St monument
used or the monument referred to in the previous comment?
Sheet 2. Proposed 30' Drainage Easement on Lot 11. The plan does not state who will
own it. We suggest that it be changed to "Private 30' Drainage Easement".
Sheet 2. The survey monuments should be shown on the 3 foot offset line.
Sheet 2. No State Plane Coordinates stated on 2 monuments.
Sheets 2 & 3. 18" Storm Drain from Cul-De-Sac. The plan does not state who will own
it. Will it be conveyed to the City of Portland?
On sheets 2 and 3, the storm drain pipe material should be specified as SDR 35 PVC or
reinforced concrete if the pipe will be turned over to the City.
Will the detention pond easement be conveyed to the City of Portland or will it be
private?
On sheet 4, the proposed easement ownership should be noted.
The survey monument detail shown on sheet 9 has been superseded. The new detail
should be shown on the plans.
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engineers . planners . landscape architects
966 RIVERSIDE STREET PORTLAND, MAINE 04103

Via e-mail
October 10, 2006 2897

To: Jean Fraser, Planner
Department of Planning and Urban Development
City Hall, 389 Congress Street

Portland, Maine 04101 (& po~ >

From: Thomas N. Emery, RLA, Land Use Consultants, Inc.

Subject: Morningstar Lane Subdivision — 10.03.06 mtg. follow up.

Dear Jean:

As you requested during our meeting of October 03, 2006, we are providing responses
to your questions. In addition to the narrative provided under items ‘B’ and ‘C’ below, we
are also including the following attachments:

A. Attachments.

Attachment #1. Stormwater Run off summary prepared by Lynwood Myshrall, PE,
Land Use Consultants, Inc;

Attachment #2. Legal interpretations regarding stormwater runoff, prepared by
James N. Katsiaficas, Esq. Perkins Thompson with deed.

Attachment #3. Buffer: 8-1/2"x11" pdf files showing the existing trees near Summit St.
and Existing trees and supplemental buffer plantings, southwest property corner.

B. Alternative Layout studies:

You asked us to explore alternative access points and entrance road alignments to see
if trees might be preserved near the Summit St. frontage. We prepared three
alternatives with the following results:

o Alternative #1. Shift entrance road to east to provide 80 ft wide lot fronting Summit
Street:

Alternative #1 resulted in an overall layout very similar to that already
submitted except that the access road right of way has been shifted 80 ft. to
the east and a single house lot abuts #514 Summit St. It appears that the
group of pine closest to Summit Street could be saved. However, the plan
results in the loss of at least one lot. This layout also impacts a portion of the
wetlands contiguous with the church lot due to the road shift.

¢ Alternative #2. Shift road so that the 50-ft. right of way is contiguous with the
Church boundary:
Alternative #2 the road is shifted to the east and the centerline alignment is
changed from a gentle obtuse angle to a sharp, 90-degree bend. Again, at
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least one lot is lost and more than 10,800 sq. ft. of additional wetland fill is
required.

e Alternative #3 Similar to #2 with change in interior alignment and location of cul-
de-sac:

Alternative #3 is similar to alternative #2. Again the road is shifted to the east
and the centerline alignment is changed from a gentle obtuse angle to a
sharp, 90-degree bend. There are 3 lots located on the westerly side of the
right of way parallel to the side lot line of #514 Summit St. It appears that 11
Lots may fit; however, the sewer easement is impacted. The stormwater
diversion swale located behind current Lots 8-11 would have to be
constructed in wetland. As with Alternative #2, more than 10,800 sq. ft. of
additional wetland fill is required.

C. Buffers and Existing Tree preservation:

Additional mature trees were field located in the southwest portion of the lot, near the
proposed detention basin. More pine stands were located near the front of the site in
addition to the evergreen trees located near Summit St. included with the last submittal.

It appears that the only trees along the southwesterly corner of the property contiguous
with Lester Drive subdivision that will need to be removed are 3 to 4 trees near the
proposed detention overflow.

The proposed infill buffer in the southwest corner of the property contiguous with
Fieldstone Subdivision will be modified to comply with the “City of Portland, Maine
Technical and Design Standards and Guidelines”, Sec. VI Arboricultural Specifications
and Standards of Practice and Landscape Guidelines, lllustration VI-4, Compatible
Uses. Although the standards do not strictly apply as the proposed development is not
Commercial or PRUD, this is the reference that would appear to most closely apply.
lllustration VI-11, Buffering between contrasting uses does not apply because
Morningstar Lane is a single family subdivision which abuts existing, single family
subdivisions.

The modified buffer shall include:

Deciduous trees (Red Maples) spaced 20’ to 30’; deciduous and evergreen trees/
shrubs (Hemlock, Fir) will be located in staggered, naturalized arrangement spaced 6-8
ft or as the plant sizes allow. A pdf document of this layout is attached.

If you have any questions or comments, please don’t hesitate to call.

Sincerely,

;%'ffu"r/,f /é:/: ﬁ;ﬁi’&’;’;ﬁ

Thomas N. Emery, RLA
Land Use Consultants, Inc.
Encl.

2897 Ltr to J. Fraser 2 Oct. 10, 2006

Land Use Consultants, Inc.

|
i

el S et




Land Use Consultants, Inc.

966 RIVERSIDE STREET
PORTLAND, MAINE 04103

voice (207) 878 - 3313

fax [207) 878 " 0201
landuse@Ilanduseinc.net

Memorandum

Jean Fraser

To: Portland Planning Board Date: 10/10/06

From: | ynwood Myshrall, PE Job. No. 2897

Phone: ' Project:  Morning Star Lane
Fax: Pages:

Storm Water Impacts to Down
Re: Stream Properties cc:

Jean,

Per your request, this memo is to clarify the storm water runoff and down stream
impacts associated with the proposed Morning Star Lane Subdivision. Abutting
properties owners especially down stream are concerned that the improvements to
the Morningstar property will increase runoff due to the loss of vegetative cover and
the addition of impervious area associated with the new roadway, driveways and
houses.

The site is presently wooded consisting predominantly of pine, hemlock, oak and
maple trees. The site slopes primarily from east to west towards Fieldstone
Subdivision that abuts the western property line and towards the south and a
degraded urban stream that runs from east to west parallel to the southern property
line.

The proposed site consists of 11 lots and a 600’+/-long road ending in a cul-de-sac.
The roadway consists of a storm drain system that will collect the runoff from the
roadway, driveways and the front of the lots and direct it to a detention pond
proposed to be located at the southwest corner of the property. Swales are
proposed between lots 1, 2, 3, 4, and 5 that will collect runoff from the sides of
these lots and direct it to the roadway and storm drain system. A swale is
proposed behind the houses on lots 9, 10, and 11 that will collect runoff from these
lots and direct it to the detention pond. This swale will prevent runoff from entering
the abutters’ property in the Fieldstone Subdivision. The rear of lot 8 abuts the
detention pond and all runoff at the rear of this lot will go directly into the detention
pond.

With the system of storm drains, swales and detention pond approximately 96% of
the impervious area and 81 % of the lawn area will be directed to the detention
pond.

Prior to development 1.66 acres of the site flowed onto the Fieldstone Subdivision.
With the new development in place, approximately 0.95 acres of the site will flow
onto the Fieldstone Subdivision. No impervious area and no new lawn area will
flow onto the Fieldstone Subdivision.



Additionally, the City of Portland Ordinance stipulates that postdevelopment runoff
cannot exceed predevelopment runoff. The detention pond reduces the post
development runoff to predevelopment runoff levels or less. See tables below.

Table 1
Peak Runoff Rates (cfs)
Points of Interest

Existing Detention Pond

Design Storm Predevelopment Postdevelopment Difference
2 Year 2.51 1.87 -0.64
10 Year 5.78 4,72 -1.06
25 Year 7.44 5.74 -1.70

Table 2
Peak Runoff Rates (cfs)
Points of Interest
Western Property Line Fieldstone Subdivision

Design Storm Predevelopment Postdevelopment Difference
2 Year 0.76 0.63 -0.13
10 Year 1,75 1.46 -0.29
25 Year 2.25 1.87 -0.38

Land Use Consultants, Inc. has analyzed the existing detention pond and outlet
culvert. The pond has in excess of 39,500 cf of available storage and has
approximately 9 ft. of depth to overcome prior to flooding. The pond discharges
into a 24" culvert that in turn discharges into a 24” storm drain in Lester Drive. The
Lester Drive storm drain discharges out of a 24" pipe under Washington Avenue to
an open channel beyond. The open channel then flows through a 36" culvert under
the railroad tracks approximately 300 feet down stream. Considering the size of
the Morning Star drainage area and the downstream capacity and the fact that
detention is being provided it is unlikely that Morning Star Lane Subdivision will
cause downstream flooding.

For detailed assessment, including pre- and post-development plans please see

Stormwater Management and Erosion Control Report submitted earlier.

2897 Morningstar Lane Stormwater Memo 2 10.10.06
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Jean Fraser - RE: Morningstar Ln 2897 Mtg Reply 10-10-06 . _ Pagel

From: "Thomas N. Emery, RLA" <temery@landuseinc.net>
To: "Jean Fraser" <JF@portlandmaine.gov>

Date: 10/11/2006 11:28:32 AM

Subject: RE: Morningstar Ln 2897 Mtg Reply 10-10-06

Jean,

For Alt. #1, roughly, about 2,000 sq. ft additional wetland fill (but
again loss of lot). These are hand sketches, no grading or engineering.

Tom

Thomas N. Emery, RLA

Land Use Consultants, Inc

966 Riverside Street

Portland, ME 04103

v 207.878.3313

f207.878.0201

----- Original Message-----

From: Jean Fraser [mailto:JF@portlandmaine.gov]
Sent: Wednesday, October 11, 2006 10:40 AM
To: Thomas N. Emery, RLA

Subject: Re: Morningstar Ln 2897 Mtg Reply 10-10-06

Tom,

| have received and printed these out; the City's Corporation Counsel
is reviewing the letter from the attorney as | write.

Could you please confirm re Alternative 1 of the three exploring the
road relocation the amount of additional wetland fill would be
required.

Thanks
Jean

>>>"Thomas N. Emery, RLA" <temery@Ilanduseinc.net> 10/11/2006 8:33:09
AM >>>
Hi Jean,

As requested, | am attaching the following:

1. Cover letter LUC.

2. Att. 1 Storm water memo L. Myshrall, PE LUC

3. Att. 2 Legal interpretations with Deed attached by James
Katsiaficas, Esq.

4. Att.3 Additional trees near Summit St and existing and proposed
buffer SW corner of site.

We are still awaiting response from Woodlot Alternatives regarding the



 Jean Fraser - RE: Morningstar Ln 2897 Mtg Reply 10-10-06 " o ~ Page?2

degraded, urban stream. We will provide that information to you as
soon
as it is received.

Please note, that | have described the alternative layouts requested
and

the potential impacts. We have not included these hand sketches but
can

present them at the Planning Board Workshop.

Please let me know if you require any further information. Thank you
for
meeting with us.

Regards,

Tom Emery

Thomas N. Emery, RLA
Land Use Consultants, Inc
966 Riverside Street
Portland, ME 04103

v 207.878.3313

f207.878.0201

CC: "Lynwood Myshrall" <Imyshrall@landuseinc.net>
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October 10, 2006
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Thomas N. Emery, RLA
Land Use Consultants, Inc
966 Riverside Street
Portland, ME 04103

Re: Morningstar Lane Subdivision
Dear Tom:

I understand you have discussed several issues regarding the proposed
Morningstar Lane Subdivision with Portland Planner Jean Fraser, and that one of the
remaining sets of issues concerns storm water impacts. In particular, there are three
areas of concern: (1) the neighbors are concerned about additional runoff; (2) the City
is unclear about the existing detention basin and the rights with regard to the City’s
“Maintenance Easement”; and (3) the Planner is unclear about overall storm water
drainage. 1 offer the following comments on these concerns from a legal perspective.

1. First, as to the neighbors’ concern about additional runoff, the state of
storm/surface water law in Maine is this. Maine follows the old common law (judge-
made law) rule on storm/surface water flowage, which holds that storm water is the
“common enemy” of each landowner. Therefore, each landowner may sheet flow
surface water from his, her or its unimproved property onto adjoining property without
liability. With one exception, if a landowner should grade or construct improvements
upon the property, the landowner may continue to discharge surface water (storm
water) onto a neighbor’s property without liability, so long as the landowner does not
artificially collect surface water and direct it onto another’s property (as with a drain,
dam or impoundment). That exception is a new law Maine’s Legislature has enacted
that becomes effective January 1, 2007, P.L 2005, C. 564, “An Act to Prohibit
Changing the Flow of Water on Another’s Land.” This new law modifies the “common
enemy” rule to provide that: “Unreasonable use of land that results in altered flow of
surface water that unreasonably injures another’s land or that unreasonably interferes
with the reasonable use of another’s land is a nuisance.”

As to the drainage issues here, I understand that the subdivision parcel itself is
the victim of the “common enemy” rule, since the wet areas of the lot and drainage
across its southwest areas result from runoff from the impervious surface of the
adjoining Grace Baptist Church parking lot. When the Church received Planning Board
site plan approval, it showed a rear parking area, located in the direction of water

13




Thomas N, Emery
10/10/2006
Page 2

flowage, that consisted of gravel. However, because the Planning Board did not require this area
of the parking lot to remain gravel by order or by a specific condition of approval, the Maine
Supreme Judicial Court held that the Church’s paving of that graveled area did not violate the
site plan approval (copy of City of Portland v. Grace Baptist Church enclosed). I understand
that therefore, the lack of a Planning Board’s order or condition of approval on the neighboring
property to prevent the paving has led to drainage from the paved area onto and across the
subdivision parcel (and to wet areas on the subdivision parcel that now are being characterized as
wetlands). Two residential subdivisions approved by the Planning Board and constructed in the
1980s abut the subdivision parcel on two other sides, and also contribute to drainage issues.

As to additional runoff attributable to the proposed subdivision, I understand that Land
Use Consultants has prepared a storm/surface water runoff plan to accommodate runoff: from the
Church parking lot onto the subdivision parcel; from the subdivision parcel; and from new
impervious surface (structures, roads and driveways) that would be created by development of
the subdivision. In order to protect neighboring properties from increased storm/surface water
flows, the City of Portland’s Technical and Design Standards specify that postdevelopment
runoff rates cannot exceed predevelopment runoff rates. The subdivision’s storm water drainage
system is designed to comply with those Standards and therefore, the subdivision’s storm/surface
water flows should have no negative impact upon the subdivision parcel’s neighbors. Also, asa
result of compliance with those Standards, the storm/surface water runoff from the proposed
subdivision should not become an “Unreasonable use of land that results in altered flow of
surface water that unreasonably injures another’s land or that unreasonably interferes with the
reasonable use of another’s land” that would be a nuisance under the new State law.

¢ 4 Second, the proposed drainage system must outlet to the City’s storm water drain system.
Under State law, we must ask the City for permission to attach the subdivision storm drainage to
the City's storm drainage system. 30-A M.R.S.A. §§ 3421, et seq. We understand that the
City’s Public Works Department considers its approval of the subdivision’s infrastructure during
the subdivision review process to constitute that permission. Here, the City has accepted a
drainage easement over adjoining property. That drainage casement is described in a deed dated
February 20, 1985 from Kasprzak, Inc. to the City of Portland, recorded in Book 6792, Page 201
of the Cumberland County Registry of Deeds, a copy of which is enclosed. That deed shows that
the City’s drainage easement is bounded in part by the subdivision parcel (“N/F Dorler™).
Therefore, upon approval by the City Public Works Department and by the Planning Board,
Morning Star Realty Trust LLC should be able to connect its surface water drainage directly to
the City easement without any additional easement or permission.
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3. Third, I hope that the above satisfactorily addresses and summarizes the legal issues, both
generally and in the context of the proposed subdivision parcel and of the neighboring properties.
If further information or research is necessary to assist the City’s planning staff or the Planning
Board, I will be glad to help provide that information or research.

Sincerely,
g

% \{L%

James N. Katsiaficas

ce: Ronald Dorler
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Citation/Title
552 A.2d 533, City of Portland v. Grace Baptist Church, (Me. 1988)

*533 552 A.2d 533
Supreme Judicial Court of Maine.

CITY OF PORTLAND
V.
GRACE BAPTIST CHURCH.
Argued -Sept. 13, 1988.
Decided Dec. 12, 1988.

city filed land use citation and complaint against church alleging violation
of municipal site plan ordinance and seeking injunctive relief and assessment of
civil penalty. The District Court, Portland, Cleaves, J., found church did not
violate ordinance. . On appeal, the Superior Court, Cumberland County, Perkins,
J., affirmed. On further appeal, the Supreme Judicial Court, Glassman, J., held
that: (1) church's clearing and filling activities in wooded area did not
require board approval; (2) church's extension of gravel parking lot to meet
capacities indicated on prior submitted site plan did not require Board
approval; and (3) paving of gravel parking lot was not "development" within
meaning of ordinance.

Affirmed.
" Hornby, J., dissented with opinion.

West Headnotes

(1] Zoning and Planning €=372.6
414 ----
414VIII Permits, Certificates and Approvals
414VIITI (A) In General
414k372.1 Maps, Plats, or Plans, Filing or Approval Requirement
414k372.6 Other Considerations.

(Formerly 414k372.1)

gince wooded area on church's site plan was not labeled as "“screening" on map
submitted to municipal zoning board, and board did not impose specific
conditions on its initial approval of plan, church's clearing and filling of

wooded areas did not require Board approval.

[2] Zoning and Planning €418
414 ----
414VIII Permits, Certificates and Approvals
414VIII(B) .Automobile Service, Garages and Parking Lots
4314%416 Grounds for Grant or Denial in General
414k418 Garages and Parking Lots.
Since church's earlier site plan submitted to municipal zoning board marked

© 2006 Thomson/West. No claim to original U.S. Govt. works.
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552 A.2d 533, City of Portland v. Grace Baptist Church, (Me. 1988)

out gravel parking lot area with broken lines and identified lot's capacity as
50 vehicles, church did not violate site plan ordinance by extending gravel lot
almost 25 feet beyond that shown on plan, since extension was required to
accommodate 50 vehicles as indicated.

(3] Zoning and Planning €=372.6
414 ~----
414VIII Permits, Certificates and Approvals
414VIII(A) In General
414k372.1 Maps, Plats, or Plans, Filing or Approval Requirement
414k372.6 Other Considerations.

(Formerly 414k372.1) _

Church's paving of gravel parking lot was not "development" within meaning of
municipal site plan ordinance and thus church did not require zoning board
approval prior to paving it. B

*534 David A. Lourie (orally), Corp. Counsel, City of Portland, Portland,
for plaintiff. ;

John E. Geary (orally), Richard A. Davis, Portland, for defendant.
Before WATHEN, GLASSMAN, CLIFFORD and HORNBY, JJ.
GLASSMAN, Justice.

The plaintiff, City of Portland (City), appeals from the judgment of the
Superior Court (Cumberland County, Perkins, J.), affirming the judgment of the
District Court (Portland, Cleaves, J.), that the defendant, Grace Baptist Church
(Church), did not violate the Portland Site Plan Ordinance. The City contends
that the court erred in holding that the approval of the Portland Planning Board
(Board) was not required before the Church cleared and filled an undeveloped
portion of its land and extended and paved a parking area. For the reasons
hereinafter set forth, we affirm the judgment. %

In the spring of 1983, the Church submitted to the Board a site plan for its
approval of the construction of a family activity center on the easterly side of
the existing church building on Summit Street in Portland and a paved parking
lot for 176 vehicles and an unpaved, gravel parking lot for approximately 50
additional vehicles. Together with the Church's existing buildings, the
proposed developed area would utilize approximately two acres of an approximate
10-acre parcel owned by the Church.

At a meeting on April 12, 1983, the Board unanimously approved the proposed
development, subject only to approval -of the Church's landscaping plan by the
city arborist. After securing a building permit, the Church completed the
development, including landscaping, in accordance with the approved plan.

During the next few years, the Church cleared and filled a substantial
portion of a wooded area depicted on the site plan as being northerly of and

© 2006 Thomson/West. No claim to original U.S. Govt. works.
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552 A.2d 533, City of Portland v. Grace Baptist Church, (Me. 1988)

adjacent to the developed area. The Church also extended and paved the gravel
lot approximately twenty-five feet beyond the area designated on the approved
site plan. Pursuant to the procedure set forth in M.R.Civ.P. 80K, the City
filed a land use citation and complaint against the Church in the District
Court, alleging that by this activity the Church had violated the Site Plan
Ordinance *535 and seeking injunctive relief and the assessment of a civil
penalty.

After a hearing, the court found that there were no express restrictions
imposed by the Board prohibiting alterations to the undeveloped area of the site
plan and that the Church's clearing and filling activities did not constitute
tdevelopment" under the ordinance. (FN1) The court also found that the
extension and paving of the gravel lot did not alter the approved site plan or
constitute a "development" under the ordinance and entered a judgment for the
Church. On appeal, the Superior Court affirmed the judgment of the District
Court, and this appeal followed.

T

[1] The City first contends that the Church had to obtain Board approval
pefore clearing and filling an undeveloped portion of the approved site plan.
The City argues that this undeveloped portion of the site screened the
development and handled drainage problems created by the developed portion of
the site and, therefore, could be disturbed only with further Board approval.
We disagree.

We have previously stated that in construing an ordinance it is our duty to
ascertain and effectuate the intent of the legislative body. Moyer v. Board of
Zoning Appeals, 233 A.2d 311, 317 (Me.1967). 1In determining legislative intent,
we first examine the language of the ordinance. Id. Unless the ordinance
itself discloses a contrary intent, the plain meaning of the words controls. .
Td. Ordinances that curtail and limit use of real estate must be strictly :
construed, and their provisionsg may not be extended by implication. LaPointe v.
city of Saco, 419 A.2d 1013, 1015 (Me.1580) .

Section 14-521 of the Portland Site Plan Ordinance states the ordinance’'s
purpose:

[Tlo encourage the use of the best planning by private developers in an age
where there is available sophisticated technology in building and design;
and to promote the growth of the city in a manner that will not only provide
its citizens with a safe, healthy and beneficial environment but will also
protect property values and thereby secure the fiscal base for public
services. ...
e 4
To further the purpose of the ordinance, the Board has the authority under,
the ordinance to approve a site plan with conditions. (FN2) Section 14-526 (b)
of the Site Plan Ordinance sets forth the requisites of a final site plan for a
major development. It requires a scaled map of, inter alia, boundaries of the

® 2006 Thomson/West. No claim to original U.S. Govt. works.
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site; total land area of the site; topography of the entire site; location of
watercourses, marshes, rock outcroppings, and wooded areas; ground floor area
and elevations of buildings and structures existing and proposed; approximate
location of buildings or structures on abutting parcels; landscape plan showing
location, type and approximate size of plantings; and the location and
dimensions of all fencing and screening.

Tn the instant case, the Church, in conformity with the ordinance, on its map
submitted to the Board indicated, inter alia, the "wooded areas," (FN3)
"topography," and its "landscape plan." While "wooded areas" can be
"screening," it cannot be presumed that the area designated on the map as
nwooded" was proposed by the Church to be "screening" unless so labeled. The
Church did not label the "wooded area" as "screening," or propose in its
landscaping plan to screen the area north of the proposed development. Nor can
it be presumed that the "topography" of the total land area adjacent to the
actual development site would remain as shown on the map. The map enabled the
Board to assess the impact of the proposed development on *536 the surrounding
area and, if required to further the purposes of the Site Plan Ordinance, to
impose specific conditions to its approval of the proposed development. The
City agrees, as it must, that the Church fully complied with the only condition
imposed by the Board. The trial court properly held that by its clearing and
filling activities the Church had not violated the Site Plan Ordinance.

EE

The City further contends that when the Church extended and paved the gravel
parking area, it altered the approved site plan and "developed" land without the
requisite Board approval. We reject this contention.

[2] The site plan proposed a 176-space, paved parking lot, as well as an
unpaved gravel lot. Unlike the proposed paved lot, the gravel lot was outlined
by broken lines on the map. By applying the scale of the map to the area marked
by the broken lines, the area extends approximately 50 feet in a northerly
direction from the paved lot. It was identified on the map as "unpaved parking
(gravel) app. 50 vehicles." . To accommodate 50 cars, the Church extended this
area 75 feet beyond the initially paved parking area. )

The record is somewhat unclear and ambiguous with respect to a determination
of the precise dimensions of the graveled parking area. The District Court
properly found that the lack of any dimensions noted on the map, coupled with
the fact that the area was depicted by broken lines, indicates that the more
significant designation was the capacity of the additional area to accommodate
approximately 50 vehicles.

[3] The District Court also properly found that the paving of the gravel lot
does not constitute a development within the purview of the ordinance. Section
14-522 of the Site Plan Ordinance defines development, in part, as "the
construction of one (1) or more new structures, building additions or surface
parking areas." There is no definition for construction in the ordinance.
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However, the parties agreed that the term "construction" is appropriately
defined as "the act of building or forming." P. Gove, Webster's Third New
Int'l Dictionary (1971). Here, the Church caused bituminous concrete to be
applied to a surface parking area previously formed pursuant to the approved
site plan. The trial court properly held that this application was not
construction of a new surface parking area requiring approval of the Board.

The entry is:

Judgment affirmed.

WATHEN and CLIFFORD, JJ., concurring.
HORNBY, Justice, dissenting.

Although churches are a permitted use in a Portland gingle family residential
zone, Grace Baptist Church's proposal to build a 10,850 square foot gymnasium
building provoked some concern among neighborhood residents. Grace Baptist's
final site plan showed landscaping toward the street side and a large wooded
area to the rear of the proposed building, and an unpaved gravel parking area to
the rear of a paved parking area (in the direction of water flowage, according
to the plan contours). At the public hearing the Portland Planning Board's
discussion focused primarily on landscaping on the sides of the building to
cshield it from neighborhood view. When the question of drainage from the paved
parking area arose, it was pointed out that the gravel area would absorb some of
the runoff and that the land slopes downward toward the rear of the lot. The
Board ultimately "voted to approve the final site plan for Grace Baptist
Church's new gymnasium building subject to approval of the planting plan by the
city arborist.” Now, the Court holds, Grace Baptist can cut down the trees in
the wooded area (40 medium pine trees), change the topography that affects the
runoff and cover the unpaved parking area with bituminous concrete--all without
further review by the Planning Board. I dissent.

Under Portland's Site Plan Ordinance, Grace Baptist was responsible for
preparing a final site plan for the city's review *537 before undertaking its
original gymnasium development. The ordinance specifies certain things that
must be included in the plan, such as topography (indicating both existing and
proposed contours), location of water courses, marshes, rock outcroppings and
wooded areas, a landscape plan, and the location and dimensions of all fencing
and screening. Section 14-526(b) (1). The landowner must algso describe any
problems of drainage or topography or affirmatively represent that there are
none. Section 14-526(b) (2) (f). The Planning Board is then required to approve
the final site plan unless it makes specific findings of deficiencies--for
example, paved areas that will impose undue burdens on sewer, sanitary and storm
drains; onsite landscaping that does not provide adequate protection to
neighboring properties; or failure to provide for the soil and drainage
problems that the development will produce. Section 14-527(a). Each of thes
is considered a "deficiency" that the Board must describe in writing, explaining
how it could be resolved or that it is incapable of resolution. Section )
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14-527 (b) .

In Grace Baptist's final site plan there was no deficiency in landscaping or
screening to the rear of the gymnasium because there was a large wooded area
there between the new building and any neighboring property owners. There was
no deficiency in drainage or water runoff because of the existing topography and
the ability of the gravel parking area to absorb some of the runoff. Thus the
Board could not have rejected the final site plan on either of these grounds.
The Court now concludes, however, that the Board was required to make a specific
condition of its approval the requirement that Grace Baptist not alter the
wooded area nor the topography nor the status of the unpaved parking area.
Because the Board did not list these as specific conditions, Grace Baptist can
now alter them without Board approval.

Tt is hard to see how Grace Baptist could have been misled into thinking that
the Planning Board would not rely upon Grace Baptist's description of the site
in the final plan it submitted for approval. The Court seems to distinguish’
between an area on the site where development is proposed and the rest of the
site. The site plan ordinance makes no such distinction. If, as the Court
says, the purpose of the final site plan is to enable the Board "to assess the
impact of the proposed development on the surrounding area and, if required to
further the purposes of the site plan ordinance, to impose specific conditions
to its approval of the proposed development," the developer's description of the
characteristics of the rest of the site is critical. If they are satisfactory,
they cannot be considered deficiencies in the final site plan that prompt
imposition of specific requirements for their resolution. Since it is the
landowner's plan that is being approved, not the Board's, and gince the
landowner has described the site's characteristics in the context of which it
seeks approval, there should be no need for the Board to repeat each
satigfactory element as a condition of the approval.

The surfacing of the gravel parking lot with bituminous concrete is the most
egregious alteration; it should fail even under the Court's analysis. This_
gravel parking lot was in fact a specified part of what the Court describes as
the "proposed developed area" in Grace Baptist's site plan. It was expressly
labeled on the final site plan as "Unpaved Parking (Gravel)." When a developer
thus states on its final site plan that it is constructing an unpaved, gravel
parking lot, I cannot comprehend why the Planning Roard's approval must include
as an extra condition the requirement that the unpaved parking lot be in fact
unpaved. I do concur with the Court's conclusion concerning the dimensions of
the parking area.

The decision in this case will not have a monumental effect on new site plan
proposals in Portland or elsewhere in Maine because planning boards will in the
future presumably make all elements of a site plan express conditions of their
approval. The decision does, however, have substantial significance for future
development of site plans already approved and implemented. Landowners and
planning boards will now dispute what part of the final site plan was the
"proposed developed area," the *538. description of which is binding upon
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landowners (in the absence of future Board approvals), as distinguished from the
rest of the plan which apparently has no significance. Equally important, the
Court's parsimonious reading of the Portland ordinance sets an unfortunate tone
for our review of such laws as municipalities prepare to grapple with the
increasingly difficult issue of Maine land use in the last decade of the 20th
century.

(FN1.) The City does not challenge the finding that the clearing and filling

activities did not constitute an unauthorized development.

(FN2.) Section 14-522 of the Site Plan Ordinance defines "approval" of a site
plan by any board or department "shall include approval with conditions when
all the conditions are accepted by the applicant."

(FN32.) We note that the approved site plan did not set forth the location, if
any, of "watercourses, marshes or rock outcroppings."
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WARRANTY DEED
Corporate Grantor

Kaow all Men by these Jresents,
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@hat  kasPrzak, INC.

a Corporation organized and existing under the taws of the State of MAINE

and having a place of businessat  NORTH WATERBORO

in the County of YORK and State of MAINE

in considerationof one dollar and other valuable considerations

paidby CITY OF PORTLAND, a body politic and corporate, organized
and existing under the laws o
place of business in Portland,
Maine

whose moiling address is

County of Cumberland and State of

Ihe reccipt whereof it does hercby acknowledge, does hereby gine, grant, burgutn, sell aud rouney

untothesaid CITY OF PORTLAND, its successors

¥ and assigns forever, the following perpetual rights:

_A perpetual ecasement to enter at any and all times upon a certain
‘1ot or parcel of land situated in the City of Portland, County of

;Cumbarland and State of Maine, and being shown as "Drainage easement
'to the 'City of Portland" on Plan of Greenfield Neres I prepared for

{Kasprzak, In.. by Land Plan Associates to be duly recorded in
'Cumberland County Registry of Deeds and being more particularly
ibounded and described on Exhibit A attached hereto and incor-

'porated herein by reference.

;Also the right perpetually to enter upon two additional parcels
as shown on said Plan of Greenfileld Acres II referred to above,
;which parcels are thirty (30) foot drainage easements located

‘along the common boundaries of Lots 11 and 12 and Lots 13 and 14
tas shown on said plan.

iAnd to construct and perpetually maintain through, under

.and across said "Drainage easement to the City of Portland",
‘hereinafter called detention area and said drainage easements
;described above, conduits or pipe lines and a detention basin,
iwith all necessary fixtures and appurtenances, for conveying
iwater, and to lay, relay, repair, maintain and remove said storm-
lwater pipe or pipes upon or under said strips, with all necessary
!Eixtures and appurtenances, together with the right at all times
ito make connections with said conduits or pipe lines to land ad-
ijoining said strips and detention basin by means of pipes or
Iother services; to trim, cut down and remove trees, bushes and
iother vegetation of all kinds, to remove debris and deposits of
iany kind and to alter and regrade the contours of said detention
;areas and drainage easements to such extent as in the sole
:judgment of the Grantee is necessary or appropriate for any of
ithe above purposes, and to enter upon said strips and dstention
:basin at any and all times for any of the foregoing purposes,
ireserving to the Grantor, its heirs and assigns the use and
ienjoyment of said strips and detention basin for such purposes as
jonly will in no way interfere temporarily or otherwise with the
iverpetual use thereof by the Grantee, lts successors and assigns

1

f the State of Maine, with a principal
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any kind of permanent structure, including, but not limited to
walls and fences, shall be erected on said strip or detention
bagin by the Grantor, its successors or assigns and that no
hedges, bushes or trees shall be planked in said strip or
detention basin by the Grantor or its successors and assigns, and
that the Grantor, its successors and assigns shall not remove
earth from said strips or detention basin or place fill or other
materials within said strips or detention basin without the

! 50‘]?:6'? ',?pwf "02
for the purposes above mentioned, provided that no building or
written permission of the grantee, its successors and assigns.
|
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Exhibit A

A certain lot or parcel of land situated in the City of Portland,
County of Cumberland and State of Maine and being more parti-
cularly bounded and described as follows:

BEGINNING at an iron located four hundred one and six tenths
(401.6) Ffeet and South 44° 57' 29" East from an iron located on
the easterly side line of Washington Avenue at the intersection

of land of this Grantee and other land of this Grantee known as
the Fieldstone Subdivision; thence South 71° 26' 01" West one
hundred forty-nine and eighty-eight hundredtdhs (149.88) feet to
an iron on the northerly side line of Lester Drive as extended
and shown on Plan of Greenfield Acres II prepared for Kasprzak,
Inc., by Land Plan Associates to be duly recorded in the
Cumberland County Registry of Deeds; thence easterly by the
northerly side line of said Lester Drive extended one hundred
eighty-nine and eighty-two hundredths (189.82) fest to an iron;
thence North 67° 23' 22" East ninety-two and ninety-six hundredths
(92,96) feet to an iron; thence South 86° 54' 51" East sixty-three
and fifty-six hundreds (63.56) feet to an iron at land now or
formerly of Dorler; thence North 44° 59' 25" West by land now or
formerly of Dorler one hundred sixty-five (165) feet to an iron;
thence continuing North 44° 57' 29" West forty (40) feet by land
of said Fieldstone Subdivision to the point of beginning.
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To ijNTB and ta f)ﬂlh the aforegranted and bargalned premises, with all the privileges nnd

‘ appurtenances thercof, tothesaid  CITY OF PORTLAND

¢ successors, shall and will turcant aud defeud the same to the said Grantee , its/ HER and nsslgns

5uCCessors
its/ HB¥ and assigns, 10 1E and their use and behoof forever,

A!lh the said Grantor Corporation does hereby eourtint with che snid Grantee  , its’
SUCCess50rs
bearg and assigns, that it is nwfully seized in fee of the premises, that they are free of all encumbrances

except as aforesaid;
that it has good tight 1o sell and convey the same to the said Grantee (o hold as wforesaid; and that it anc its
SUCCesSOrs

forever, against the lawful claims and demands of oll persons. except as aforesaid.

In Witness Wherenf, hesaig  KASPRIAK, INC.

has caused this instrument o be sealed with its corporate seal and signed in its vorporate name by

Stephen M. Kasprzak lts President
thereunto duly nuthorized, this 2 dayofthemonth of February
AD. 19 85

Binurd, Sraled nud Deltuered

in preaence nf
KASPRZAK, INC.

sivssrsrirasnnrs FRrsar At ad e s en teras

{Corporate Name)

........ éW W oA de ] Ao &

,,/M

Stephen M. Kasprzak
spresident

o 85
Biute of Muine, Counly of L py, FOPTUALY P ]

Then personally appearcd theabove named ~ Stephen M, Kasprzak
of snid Orantor Corporatlon as aforesald,
and acknowledged the forcgoing imstrument to be his free act and deed in DiS sald
capacity, and the free act and deed of snid Carporation .

Before me,

f.’ewm TH Sorary-Rublic
Attorney ot Law
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‘Jean Fraser - Stream determination ___Page1 J

Atlochment (4-

From: "Thomas N. Emery, RLA" <temery@landuseinc.net> ( 2, FG..%&/.: )
To: "Jean Fraser" <JF@portlandmaine.gov>

Date: 10/16/2006 2:34:00 PM

Subject: Stream determination

Jean,

Lynwood Myshrall, PE has just heard from Jeff Simmons of Woodlot
Alternatives. He has spoken with Linda Kokemuller at the DEP about his
observations and she has made a determination that the drainage way is
NOT a stream. Jeff will follow up with written confirmation for the

record.

With this determination, no permit by rule filing will be required. We

will resubmit the NRPA Tier 1Wetland Permit application and the storm
water application - both of which were delayed until the stream
classification determination was resolved.

The only plan revision will be the removal of the 75 ft and 25 ft
jurisdictional line which no longer apply.

Regards,

Tom Emery

Thomas N. Emery, RLA
Land Use Consultants, Inc
966 Riverside Street
Portland, ME 04103

v 207.878.3313

f207.878.0201
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Looking west on
Summit Street- from
opposite the drive into
Grace Baptist Church

Looking east on
Summit Street- from
opposite 514 Summit
Street

Existing detention area
(swale) on north side
of Lester Drive
looking into the

proposal site
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