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Electronic Signature and Fee Payment Confirmation 
 
 

Notice: Your electronic signature is considered a legal signature per state law. 
 

 
By digitally signing the attached document(s), you are signifying your understanding this is a legal document 
and your electronic signature is considered a legal signature per Maine state law.   You are also signifying your 
intent on paying your fees by the opportunities below. 
 
I, the undersigned, intend and acknowledge that no Site Plan or Historic Preservation Applications can be 
reviewed until payment of appropriate application fees are paid in full to the Inspections Office, City of 
Portland Maine by method noted below: 
 

 Within 24-48 hours, once my complete application and corresponding paperwork has been 
 electronically delivered, I intend to call the Inspections Office at 207-874-8703 and speak 
 to an administrative representative and provide a credit/debit card over the phone. 

 
Within 24-48 hours, once my application and corresponding paperwork has been electronically 
delivered, I intend to call the Inspections Office at 207-874-8703 and speak to an 
administrative representative and provide a credit/debit card over the phone. 

 
 I intend to deliver a payment method through the U.S. Postal Service mail once my application 
 paperwork has been electronically delivered. 

 
 
 

 
______________________________________________________ ______________________ 
Applicant Signature: Date:  
 
______________________________________________________ ______________________ 
I have provided digital copies and sent them on: Date: 

 
NOTE:   All electronic paperwork must be delivered to buildinginspections@portlandmaine.gov or 

by physical means i.e. a thumb drive or CD to the Inspections Office, City Hall, 3rd Floor, 
Room 315. 

 
 

389 Congress Street * Portland Maine 04101-3509 * Phone: (207) 874-8703 * Fax: (207) 874-8716 
http://www.portlandmaine.gov/planning/buildinsp.asp * E-Mail: buildinginspections@portlandmaine.gov 

 

 

 

mailto:buildinginspections@portlandmaine.gov
http://www.portlandmaine.gov/planning/buildinsp.asp
mailto:buildinginspections@portlandmaine.gov
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Level II – Preliminary and Final Site Plans 
Development Review Application 

Portland, Maine 
Planning and Urban Development Department 

   Planning Division 
 
 
Portland’s Planning and Urban Development Department coordinates the development review process for site 
plan, subdivision and other applications under the City’s Land Use Code. Attached is the application form for a 
Level II: Preliminary or Final Site Plan. Please note that Portland has delegated review from the State of Maine 
for reviews under the Site Location of Development Act, Chapter 500 Stormwater Permits, and Traffic 
Movement Permits. 
 
Level II:  Site Plan Development includes:  

• New construction of structures with a total floor area of less than 10,000 sq. ft. in all zones, except in  
 Industrial Zones.  

• New construction of structures with a total floor area of less than 20,000 sq. ft. in Industrial Zones.  
• Any new temporary or permanent parking area, paving of an existing unpaved surface parking area in excess of 

7,500 sq. ft. and serving less than 75 vehicles, or creation of other impervious surface area greater than 7,500 sq. 
ft. 

• Building addition(s) with a total floor area of less than 10,000 sq. ft. (cumulatively within a 3 year period)  
 in any zone, except in Industrial Zones.  

• Building addition(s) with a total floor area of less than 20,000 sq. ft. in Industrial Zones.  
• Park improvements: New structures or buildings with a total floor area of less than 10,000 sq. ft., facilities 

encompassing an area of greater than 7,500 sq. ft. and less than 20,000 sq. ft. (excludes rehabilitation or 
replacement of existing facilities).  

• New construction of piers, docks, wharves, bridges, retaining walls, and other structures within the  
 Shoreland Zone.  

• Land disturbance between 1 and 3 acres that are stripped, graded, grubbed, filled or excavated.  
• A change in the use of a total floor area between 10,000 and 20,000 sq. ft. in any existing building  

 (cumulatively within a 3 year period).  
• Lodging house, bed and breakfast facility, emergency shelter or special needs independent living unit.  
• Signage subject to approval pursuant to Section 14-526 (d) 8.a. of the Land Use Code.  
• Any new major or minor auto service station with less than 10,000 sq. ft. of building area in any permitted zone 

other than the B-2 or B-5 zones.  
• The creation of day care or home babysitting facilities to serve more than 12 children in a residential zone (not 

permitted as a home occupation under section 14-410) in any principal structure that has not been used as a 
residence within the 5 years preceding the application.  

• Any drive-through facility that is not otherwise reviewed as a conditional use under Article III.  
 

 

 

  

 
 
 
 
 
 

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14) 
which is available on our website: 
 Land Use Code:  http://me-portland.civicplus.com/DocumentCenter/Home/View/1080 
 Design Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2355 
 Technical Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2356 
 
  Planning Division   Office Hours 
  Fourth Floor, City Hall   Monday thru Friday 
  389 Congress Street   8:00 a.m. – 4:30 p.m. 
  (207) 874-8719 
  
 

http://me-portland.civicplus.com/DocumentCenter/Home/View/1080
http://me-portland.civicplus.com/DocumentCenter/View/2355
http://me-portland.civicplus.com/DocumentCenter/View/2356
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PROJECT NAME:__________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
_________________________________________________________________________________ 
 
PROJECT DESCRIPTION: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
CHART/BLOCK/LOT:  _______________________  PRELIMINARY PLAN  __________ (date) 
 FINAL PLAN  __________ (date)  
 
  
CONTACT INFORMATION:   
 
Applicant – must be owner, Lessee or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

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

Owner Contact Information  

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

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

Agent/Representative Contact information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

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

Billing Information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 
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Engineer 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Engineer Contact Information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

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

Surveyor Contact Information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

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

Architect Contact Information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

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

Attorney Contact Information 

E-mail: 

Home #: 

Work #: 

Cell #:                                            Fax#: 

 
APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Credit Card, Cash or Check payable to the City of Portland.) 
Level II Development (check applicable reviews) 
 
___ Less than 10,000 sq. ft. ($400) 
___ After-the-fact Review ($1,000 plus 
       applicable application fee) 
_____________________________________ 
The City invoices separately for the following: 

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

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  
 

Other Reviews (check applicable reviews)  
 
___ Traffic Movement ($1,000)  
___ Stormwater Quality ($250)  
___ Site Location ($3,000, except for residential     
        projects which shall be $200/lot)  
        # of Lots ___ x $200/lot = ______  
___ Other _____________________  
___ Change of Use  
___ Flood Plain  
___ Shoreland  
___ Design Review  
___ Housing Replacement  
___ Historic Preservation  
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APPLICATION SUBMISSION:  
1.  All site plans and written application materials must be submitted electronically on a CD or thumb drive 

with each plan submitted as separate files, with individual file which can be found on the Electronic Plan 
and Document Submittal page of the City’s website at  

 http://me-portland.civicplus.com/764/Electronic-Plan-and-Document-Submittal  
 
2.  In addition, one (1) paper set of the plans (full size), one (1) paper set of plans (11 x 17), paper copy of 

written materials, and the application fee must be submitted to the Building Inspections Office to 
start the review process.  

 
The application must be complete, including but not limited to the contact information, project data, 
application checklists, wastewater capacity, plan for fire department review, and applicant signature. The 
submissions shall include one (1) paper packet with folded plans containing the following materials:  
 
1. One (1) full size site plans that must be folded.  
2. One (1) copy of all written materials or as follows, unless otherwise noted:  
 a.  Application form that is completed and signed.  
 b.  Cover letter stating the nature of the project.  
 c.  All Written Submittals (Sec. 14-527 (c), including evidence of right, title and interest.  
3.  A stamped standard boundary survey prepared by a registered land surveyor at a scale not less than one inch to 50 
 feet.  
4.  Plans and maps based upon the boundary survey and containing the information found in the attached sample 
 plan checklist.  
5. One (1) set of plans reduced to 11 x 17.  
 
Please refer to the application checklist (attached) for a detailed list of submission requirements.  
 
 
APPLICANT SIGNATURE:  
 
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 his/her authorized agent. I agree to conform 
to all applicable laws of this jurisdiction. In addition, if a permit for work described in this application is issued, I certify that 
the Planning Authority and Code Enforcement’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 permit.  
 
This application is for a Level II Site Plan review. It is not a permit to begin construction. An approved site plan, a 
Performance Guarantee, Inspection Fee, Building Permit, and associated fees will be required prior to construction. 
Other Federal, State or local permits may be required prior to construction, which are the responsibility of the applicant 
to obtain.  
 

Signature of Applicant: 
 
 
 

Date: 

 

http://me-portland.civicplus.com/764/Electronic-Plan-and-Document-Submittal
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PROJECT DATA 
 

The following information is required where applicable, in order to complete the application. 
 

Total Area of Site                                                         sq. ft. 
Proposed Total Disturbed Area of the Site                                                         sq. ft. 
If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit 
(MCGP) with DEP  and a Stormwater Management Permit, Chapter 500, with the City of Portland 
 
Impervious Surface Area  
Impervious Area (Total Existing)                                                         sq. ft. 
Impervious Area (Total Proposed)                                                         sq. ft. 
  
Building Ground Floor Area and Total Floor Area  
Building Footprint (Total Existing)                                                         sq. ft. 
Building Footprint (Total Proposed)                                                         sq. ft. 
Building Floor Area (Total Existing)                                                         sq. ft. 
Building Floor Area (Total Proposed)                                                         sq. ft. 
  
Zoning  
Existing  
Proposed, if applicable  
  
Land Use  
Existing  
Proposed  
  
Residential, If applicable  
# of Residential Units (Total Existing)  
# of Residential Units (Total Proposed)  
# of  Lots (Total Proposed)  
# of Affordable Housing Units (Total Proposed)  
  
Proposed Bedroom Mix  
# of Efficiency Units (Total Proposed)  
# of One-Bedroom Units (Total Proposed)  
# of Two-Bedroom Units (Total Proposed)  
# of Three-Bedroom Units (Total Proposed)  
  
Parking Spaces  
# of Parking Spaces (Total Existing)  
# of Parking Spaces (Total Proposed)  
# of Handicapped Spaces (Total Proposed)  
  
Bicycle Parking Spaces  
# of Bicycle Spaces (Total Existing)  
# of Bicycle Spaces (Total Proposed)  
  
Estimated Cost of Project  
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FINAL PLAN - Level II Site Plan  

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

GENERAL WRITTEN SUBMISSIONS CHECKLIST 
(* If applicant chooses to submit a Preliminary Plan, then the * items were 
submitted for that phase and only updates are required) 

    1 *  Completed Application form 
    1 *  Application fees 
    1 *  Written description of project 
    1 *  Evidence of right, title and interest 
    1 *  Evidence of state and/or federal permits 

    1 
*  Written assessment of proposed project's specific compliance with applicable     
     Zoning requirements 

    1 
*  Summary of existing and/or proposed easements, covenants, public or   
    private rights-of-way, or other burdens on the site 

    1 *  Evidence of financial and technical capacity 
    1 Construction Management Plan 

  1 
A traffic study and other applicable transportation plans in accordance with 
Section 1 of the technical Manual, where applicable.  

  1 
Written summary of significant natural features located on the site (Section 14-
526 (b) (a))  

  1 
Stormwater management plan and stormwater calculations, including 
description of project, hydrology and impervious area. 

  1 Written summary of project's consistency with related city master plans  
  1 Evidence of utility capacity to serve  

  1 
Written summary of solid waste generation and proposed management of solid 
waste  

  1 
A code summary referencing NFPA 1 and all Fire Department technical 
standards  

  1 

Where applicable, an assessment of the development's consistency with any 
applicable design standards contained in Section 14-526 and in City of Portland 
Design Manual  

  1 
Manufacturer’s verification that all proposed HVAC and manufacturing 
equipment meets applicable state and federal emissions requirements. 
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Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

SITE PLAN SUBMISSIONS CHECKLIST  
(* If applicant chooses to submit a Preliminary Plan, then the * items were 
submitted for that phase and only updates are required) 

    1 
*  Boundary Survey meeting the requirements of Section 13 of the City of 
Portland's Technical Manual 

 
  1 Final Site Plans including the following: 

    
Existing and proposed structures, as applicable, and distance from property line 
(including location of proposed piers, docks or wharves if in Shoreland Zone); 

    Existing and proposed structures on parcels abutting site;  

    
All streets and intersections adjacent to the site and any proposed geometric 
modifications to those streets or intersections;  

    

Location, dimensions and materials of all existing and proposed driveways, vehicle 
and pedestrian access ways, and bicycle access ways, with corresponding curb 
lines;  

    
Engineered construction specifications and cross-sectional drawings for all 
proposed driveways, paved areas, sidewalks;  

    
Location and dimensions of all proposed loading areas including turning templates 
for applicable design delivery vehicles;  

    
Existing and proposed public transit infrastructure with applicable dimensions and 
engineering specifications;  

    
Location of existing and proposed vehicle and bicycle parking spaces with 
applicable dimensional and engineering information;  

    Location of all snow storage areas and/or a snow removal plan;  

  A traffic control plan as detailed in Section 1 of the Technical Manual;  

  
Proposed buffers and preservation measures for significant natural features, 
where applicable, as defined in Section 14-526(b)(1);  

  Location and proposed alteration to any watercourse;  

  
A delineation of wetlands boundaries prepared by a qualified professional as 
detailed in Section 8 of the Technical Manual;  

  Proposed buffers and preservation measures for wetlands;  
  Existing soil conditions and location of test pits and test borings;  

  
Existing vegetation to be preserved, proposed site landscaping, screening and 
proposed street trees, as applicable;  

  
A stormwater management and drainage plan, in accordance with Section 5 of the 
Technical Manual;  

  Grading plan;  
  Ground water protection measures;  
    Existing and proposed sewer mains and connections;  

  
Location of all existing and proposed fire hydrants and a life safety plan in 
accordance with Section 3 of the Technical Manual;  

  
Location, sizing, and directional flows of all existing and proposed utilities within 
the project site and on all abutting streets; 

 
          - Continued on next page - 
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Location and dimensions of off-premises public or publicly accessible 
infrastructure immediately adjacent to the site;  

    
Location and size of all on site solid waste receptacles, including on site storage 
containers for recyclable materials for any commercial or industrial property;  

  

Plans showing the location, ground floor area, floor plans and grade elevations for 
all buildings;  

  
A shadow analysis as described in Section 11 of the Technical Manual, if applicable;  

  

A note on the plan identifying the Historic Preservation designation and a copy of 
the Application for Certificate of Appropriateness, if applicable, as specified in 
Section Article IX, the Historic Preservation Ordinance;  

    
Location and dimensions of all existing and proposed HVAC and mechanical 
equipment and all proposed screening, where applicable;  

  
An exterior lighting plan in accordance with Section 12 of the Technical Manual;  

  

A signage plan showing the location, dimensions, height and setback of all existing 
and proposed signs;  

  

Location, dimensions and ownership of easements, public or private rights of way, 
both existing and proposed.  
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PORTLAND FIRE DEPARTMENT 
SITE REVIEW 

FIRE DEPARTMENT CHECKLIST 

 
 
A separate drawing[s] shall be provided as part of the site plan application for the Portland Fire Department’s 
review. 
 
1. Name, address, telephone number of applicant 

2. Name address, telephone number of architect 

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

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

5. Elevation of all structures 

6. Proposed fire protection of all structures 

• As of September 16, 2010 all new construction of one and two family homes are required to be 
sprinkled in compliance with NFPA 13D.  This is required by City Code. (NFPA 101 2009 ed.) 
 

7. Hydrant locations 

8. Water main[s] size and location 

9. Access to all structures [min. 2 sides]  

10. A code summary shall be included referencing NFPA 1 and all fire department. Technical standards. 

 

Some structures may require Fire flows using annex H of NFPA 1 
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CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 
   

 

Department of Public Services, 
55 Portland Street, 
Portland, Maine 04101-2991 
 

Mr. Frank J. Brancely, 
Senior Engineering Technician, 
Phone #: (207) 874-8832, 
Fax #: (207) 874-8852,  
E-mail:fjb@portlandmaine.gov Date: _____________________ 

  
                                
1. Please, Submit Utility, Site, and Locus Plans. 
Site Address:    
 Chart Block Lot Number:  
Proposed Use: 
Previous Use: 

 
  

Si
te

 C
at

eg
or

y  Commercial (see part 4 below) 
 Industrial (complete part 5 below) 
 Governmental 
 Residential 
 Other (specify)  

 
Existing Sanitary Flows:     _____________GPD  
Existing Process Flows:      _____________GPD   
Description and location of City sewer that is to receive 
the proposed building sewer lateral.  

  
  

   
  
  

(Clearly, indicate the proposed connections, on the submitted plans) 
 

2. Please, Submit Contact Information. 
City Planner’s Name:                                                         Phone: ____________________________ 
Owner/Developer Name: 
Owner/Developer Address: 

 
 

Phone:  Fax:     E-mail:  
Engineering Consultant Name:  
Engineering Consultant Address:  
Phone:  Fax: _______________ E-mail: ________________________  

(Note: Consultants and Developers should allow +/- 15 days, for capacity status,  
prior to Planning Board Review) 

 
3. Please, Submit Domestic Wastewater Design Flow Calculations. 
Estimated Domestic Wastewater Flow Generated:   ______________________________ GPD                                                       
Peaking Factor/ Peak Times: ________________________________________________ 
Specify the source of design guidelines:  (i.e.   “Handbook of Subsurface Wastewater Disposal in Maine,"  
     “Plumbers and Pipe Fitters Calculation Manual,”      Portland Water District Records,     Other (specify) 
__________________________________________________________________ 
 

(Note:  Please submit calculations showing the derivation of your design flows,  
either on the following page, in the space provided, or attached, as a separate sheet) 
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4. Please, Submit External Grease Interceptor Calculations. 
Total Drainage Fixture Unit (DFU) Values:  
Size of External Grease Interceptor:  
Retention Time:  
Peaking Factor/ Peak Times:  
  
(Note: In determining your restaurant process water flows, and the size of your external grease interceptor, please use The Uniform Plumbing 

Code.  Note: In determining the retention time, sixty (60) minutes is the minimum retention time.  Note: Please submit detailed calculations 
showing the derivation of your restaurant process water design flows, and please submit detailed calculations showing the derivation of the 

size of your external grease interceptor, either in the space provided below, or attached, as a separate sheet) 
   
 
5.  Please, Submit Industrial Process Wastewater Flow Calculations 
Estimated Industrial Process Wastewater Flows Generated:  GPD 
Do you currently hold Federal or State discharge permits?  Yes 

Yes 
 No  

Is the process wastewater termed categorical under CFR 40?   No  
OSHA Standard Industrial Code (SIC):  http://www.osha.gov/oshstats/sicser.html 
Peaking Factor/Peak Process Times:  

 
(Note:  On the submitted plans, please show where the building's domestic sanitary sewer laterals, as well as the building's industrial-
commercial process wastewater sewer laterals exits the facility.  Also, show where these building sewer laterals enter the city’s sewer.  

Finally, show the location of the wet wells, control manholes, or other access points; and, the locations of filters, strainers, or grease traps) 
 

(Note:  Please submit detailed calculations showing the derivation of your design flows, 
 either in the space provided below, or attached, as a separate sheet) 

 
Notes, Comments or Calculation 
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4.  Project Description 
The project is located at 60 Sullivan Street.  The property is located in the City of Portland’s R5 
Zone and is approximately 5,317 s.f. in size.  The parcel contains a residential structure and has 
approximately 123 linear feet of frontage on the Atlantic Ocean.  
 
Although the owner has worked diligently to maintain the area on top of the embankment the 
existing slope continues to erode.  The slope is quite steep with numerous areas of existing 
erosion which are not able to be re-vegetated due to the continuous erosive cycle.  In addition 
to these erosive areas there is a very large tree that was uprooted and toppled over a number 
of years ago with the large root ball leaving a very large hole in the embankment.  The tree is 
still lying there decaying very slowly as the disturbed embankment continues to erode around 
it. The top of the eroding bank is approximately 8’ from the corner of the deck to the top of the 
slope, the owner would like to stabilize the slope before he loses anymore land to slump and 
erosion eventually compromising the structure.     
 
The proposed design calls for a stone riprap revetment from the toe of the slope at 
approximately elevation 5.9 up to elevation 15.0.  The 15.0 elevation is based on using the 
highest annual tide elevation of 7.4 and adding 6.3 ft to account for the 100 yr tide surge (per 
the Portland NOAA tidal station data) which = elevation 13.7, to which we added 1ft. to account 
for the rise in sea level over the next 100 years.  This gave us an elevation of 14.7 which we 
rounded up to elevation 15.0   
 
Above elevation 15.0, up to elevation 22.5 to 23.5 (top of slope) we are proposing that the 
existing non-invasive vegetation to be left in place and the rest of the area which contains 
invasive species vegetation; primarily bamboo with some honeysuckle and multiflora rose be 
renovated with the removal of the invasive species and replanting with plants more conducive 
to this situation.  The issue with bamboo is that it is shallow rooted and does a poor job 
protecting the soil, in addition to being so aggressive that it crowds most other vegetation out.  
We are proposing to re-vegetate the slope with a variety of native and naturalized plant species 
which are shown on plan C-103 Planting Plan planted in masses similar to the way they would 
be found colonizing in a natural setting.  This will give the embankment an attractive visual 
appearance for those viewing the embankment from the ocean or adjacent highway.  Gullies 
and holes on the embankment which were created by erosion shall be filled, leveled and re-
vegetated.   
 
 We have reviewed the erosion situation at the project site with regard to other alternatives 
which would resolve the embankments erosion and slumping issues, and prevent the continued  
loss of personal property as the existing embankment is being eaten away.  The existing 
vegetation on the embankment has not been able to spread and/or hold the soil thus the 
embankments erosion continues with unprotected areas of the slope left vulnerable to erosion 
from the elements.   
 
Many of the surrounding property owners in this area have constructed various stone 
revetments or retaining walls to protect the ocean side of their property/homes.  We believe 



that if the owner of 60 Sullivan Street does not protect their slope from erosion they will 
continue to lose the land between the ocean and their house until eventually the structure 
becomes compromised.   
We do not believe that a solution which just re-vegetates the existing embankment is enough 
to provide protection from upslope stormwater run-off, and tidal activity at the toe of the slope 
during storms.  We believe that stone revetment is required.  However, instead of proposing 
stone riprap on the entire slope we have taken a more conservative approach and proposed 
stone riprap on the lower portion of the slope which will protect the slope from the 6.3 ft. tidal 
surge and 1 ft. to accommodate the sea level rise over the next 100 years.     
 
5.  Site Photographs 
 

 
Photo of house from the tidal flat.  
 
 



 
Photo of existing vegetation 
 

 
 Photo of existing house, deck and the top of the slope.  
 



6.  Evidence of Right Title and Interest: 
The applicant and owner purchased the property in 1998.  The warranty deed is included as 
part of this section. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







7.  Evidence of State and/or Federal Permits:  
A full NRPA permit from DEP has been obtained and is included as part of this section.  A copy 
of the NRPA DEP application was also sent to the Army Corps of Engineers.   
 
The abutter (Paul Vachon) has agreed to allow construction access through his property and 
down the embankment on his property.  This will involve the demolition and rebuilding of a set 
of stairs that are located on the embankment.  A letter from Mr. Vachon authorizing the use of 
his property for access is included as part of this section.  An NRPA permit by rule notification is 
required for this activity given its proximity to the water.  We anticipate submitting the permit 
by rule notification March 13, 2015.   
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John M. Woodhead 

1276 N Wayne Street #707 

Arlington, VA 22201 

 

RE: Natural Resources Protection Act Application, Portland, DEP #L-26577-4D-A-N  

 

Dear Mr. Woodhead: 

 

Please find enclosed a signed copy of your Department of Environmental Protection land use 

permit.  You will note that the permit includes a description of your project, findings of fact that 

relate to the approval criteria the Department used in evaluating your project, and conditions that 

are based on those findings and the particulars of your project.  Please take several moments to 

read your permit carefully, paying particular attention to the conditions of the approval.  The 

Department reviews every application thoroughly and strives to formulate reasonable conditions 

of approval within the context of the Department’s environmental laws.  You will also find 

attached some materials that describe the Department’s appeal procedures for your information. 

 

If you have any questions about the permit or thoughts on how the Department processed this 

application please get in touch with me directly.  I can be reached at (207) 615-3236 or at 

audie.arbo@maine.gov 

 

Sincerely, 

 
 

 

Audie Arbo, Project Manager 

Division of Land Resource Regulation 

Bureau of Land and Water Quality 

 

 

pc: File 
 



 
STATE OF MAINE 

DEPARTMENT OF ENVIRONMENTAL PROTECTION 
17 STATE HOUSE STATION AUGUSTA, MAINE 04333-0017 

 
DEPARTMENT ORDER 

 

 

IN THE MATTER OF 

 

 

JOHN M. WOODHEAD ) NATURAL RESOURCES PROTECTION ACT 

Portland, Cumberland County ) COASTAL WETLAND ALTERATION 

SHORELINE STABLIZATION ) WATER QUALITY CERTIFICATION 

L-26577-4D-A-N (approval) ) FINDINGS OF FACT AND ORDER 

 

 

Pursuant to the provisions of 38 M.R.S.A. Sections 480-A et seq. and Section 401 of the Federal 

Water Pollution Control Act, the Department of Environmental Protection has considered the 

application of JOHN M. WOODHEAD with the supportive data, agency review comments, and 

other related materials on file and FINDS THE FOLLOWING FACTS: 

 

1. PROJECT DESCRIPTION: 

 

A. Summary:    The applicant proposes to stabilize approximately 124 linear feet of 

coastal shoreline by installing a combination of riprap and vegetation.  The shoreline in 

the project area has a steep bank with pockets of erosion.  The applicant proposes to use a 

three-foot thick layer of riprap stones from the bottom elevation of 5.9 up to an elevation 

of 15.0.  Six-inch granite curb pieces will be pinned to existing ledge to anchor the toe of 

the slope, and three-foot thick toe stones will be used to stabilize the base of the riprap 

behind the granite pieces.  The highest annual tide (HAT) is 1.5 feet above the toe of the 

slope and the proposed project will result in 330 square feet of alteration of the coastal 

wetland.  The finished slope face of the riprap will be one foot horizontal to one foot 

vertical (1:1).  The grade from the top of the riprap to the crest of the slope will be a 

transitional grade of two feet horizontal to one foot vertical (2:1).  In this transitional 

grade the existing pockets of erosion will be filled with topsoil, erosion control blanket 

will be installed, and a variety of native vegetation will be planted.  Vegetation to be 

planted will include common juniper, bearberry, shrubby cinquefoil, and northern 

bayberry.  A three-foot wide (140-square foot) strip of lowbush blueberry sod will be 

installed along the top of the bank between existing lawn and the vegetation on the 

embankment. 

 

The project is shown on a set of plans titled “Slope Stabilization 60 Sullivan Street, 

Portland, Maine,” prepared by Land Design Solutions and dated May 2014, with a most 

recent revision date of January 26, 2015.  The project site is located on Sullivan Road in 

the City of Portland. 

 

B. Current Use of the Site:  The applicant owns a 0.122-acre lot that is developed 

with a residential dwelling including a deck and associated improvements.  The lawn 

currently extends to the top of the shorefront bank.  At the closest point, the deck is 

approximately eight feet from the top of the bank.  The distance from the north corner of 

the house and the top of bank is 17 feet.  A drain pipe outlet, connected to the roof gutter 
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system, currently extends out of the embankment and drains onto the slope.  The parcel is 

identified as Lot A-6001 on Map 432A of the City of Portland’s tax maps.  

 

2. EXISTING SCENIC, AESTHETIC, RECREATIONAL OR NAVIGATIONAL USES: 

 

In accordance with Chapter 315, Assessing and Mitigating Impacts to Scenic and 

Aesthetic Uses, the applicant submitted a copy of the Department's Visual Evaluation 

Field Survey Checklist as Appendix A to the application along with a description of the 

property and the proposed project.  The applicant also submitted several photographs of 

the proposed project site.  Department staff visited the project site on June 3, 2014 and on 

January 14, 2015. 

 

The proposed project is located in and adjacent to the Atlantic Ocean, which is a scenic 

resource visited by the general public, in part, for the use, observation, enjoyment and 

appreciation of its natural and cultural visual qualities.  The applicant has minimized the 

total amount of riprap and is proposing to leave existing native, non-invasive vegetation 

where possible.  Much of the slope is currently covered with invasive vegetation, 

including honeysuckle, bamboo and multiflora rose.  Invasive vegetation will be 

removed, the area covered with erosion control blanket, and planted with native 

vegetation.   The applicant must monitor the plantings and the plantings must be replaced 

or maintained as necessary to achieve 85% survival after one full growing season.   

  

The proposed project site is located in a section of the coastline that is developed with 

residential houses and other shoreline stabilization projects of varying construction types.  

The shoreline along the Route 1 embankment is currently stabilized with riprap.  The 

proposed project will be compatible with the surrounding developed and stabilized shore 

frontages.  The applicant proposes to use stone that is similar in color and to install 

vegetation to reduce the visibility of the proposed riprap from the scenic resource.  These 

measures are expected to reduce the visibility of the project from the scenic resource.  

 

The proposed project was evaluated using the Department’s Visual Impact Assessment 

Matrix and was found to have an acceptable potential visual impact rating.  Based on the 

information submitted in the application, the visual impact rating and the site visits, the 

Department determined that the location and scale of the proposed activity is compatible 

with the existing visual quality and landscape characteristics found within the viewshed 

of the scenic resource in the project area.   

 

The Department did not identify any issues involving existing recreational and 

navigational uses. 

 

The Department finds that the proposed activity will not unreasonably interfere with 

existing scenic, aesthetic, recreational or navigational uses of the protected natural 

resource provided that the applicant monitors and maintains the plantings as described 

above. 
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3. SOIL EROSION: 

 

The applicant submitted an Erosion and Sediment Control Plan on Sheet C-102 of the set 

of plans referenced in Finding 1.  The proposed project will stabilize an existing eroding 

bank with riprap over geotextile fabric at the bottom of the slope and vegetation over 

erosion control blanket above the stone.  The erosion control blanket and plantings will 

extend to two feet above the top of the slope crest to secure all disturbed soil.  The 

existing outflow pipe will be reset and extended over an apron of riprap, to prevent future 

erosion from the pipe discharge.  All materials for the project will be brought to the site 

and no materials will be sourced from the intertidal area.  The work will be scheduled 

around the tide cycle, so that work occurs during the low tide and the work will be 

stabilized at the end of the tide cycle each day.  No equipment will be operated in the 

water.  

 

The work area will be accessed by a construction entrance on an abutting property, where 

a set of access stairs will be removed for the construction.  The abutting property owner 

has provided written permission for this work to occur on his property, with the 

expectation that any damage to the property will be repaired.   

 

The Department finds that the activity will not cause unreasonable erosion of soil or 

sediment nor unreasonably inhibit the natural transfer of soil from the terrestrial to the 

marine or freshwater environment. 

 

4. HABITAT CONSIDERATIONS:  

 

According to the Department’s Geographic Information System (GIS) database there are 

no mapped Essential or Significant Wildlife Habitats located at the site.   

 

The Department finds that the activity will not unreasonably harm any significant wildlife 

habitat, freshwater wetland plant habitat, threatened or endangered plant habitat, aquatic 

or adjacent upland habitat, travel corridor, freshwater, estuarine or marine fisheries or 

other aquatic life. 

 

5. WATER QUALITY CONSIDERATIONS:  

 

The proposed project is intended to stabilize an eroding bank using angular stone, 

geotextile fabric, erosion control blanket, loam and native plantings.  These materials and 

the construction techniques proposed are not expected to result in any significant soil 

erosion or have an adverse effect on water quality.  

 

The Department does not anticipate that the proposed project will violate any state water 

quality law, including those governing the classification of the State’s waters.  
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6. WETLANDS AND WATERBODIES PROTECTION RULES: 

 

A large tree has been uprooted at the site, leaving a sizable hole in the embankment that 

continues to erode.  At the toe of the slope there is an approximately five-foot strip of 

sand and cobble beach.  Coastal wetland vegetation exists on the other side of this strip 

and extends towards open water.   
 

The applicant proposes to directly alter 330 square feet of coastal wetland to construct the 

proposed shoreline stabilization project as a result of riprap being placed below the HAT 

line.  The total area disturbed above the HAT line will be approximately 1,402 square 

feet.  The area to be riprapped directly above the HAT line will be 747 square feet and 

the area to be vegetated on the slope above the riprap will be 655 square feet. 

 

The Wetland and Waterbodies Protection Rules, Chapter 310, interpret and elaborate on 

the NRPA criteria for obtaining a permit.  The rules guide the Department in its 

determination of whether a project’s impacts would be unreasonable.  A proposed project 

would generally be found to be unreasonable if it would cause a loss in wetland area, 

functions and values and there is a practicable alternative to the project that would be less 

damaging to the environment.  Each application for a NRPA permit that involves a 

coastal wetland alteration must provide an analysis of alternatives in order to demonstrate 

that a practicable alternative does not exist. 

 

A. Avoidance.  No activity may be permitted if there is a practicable alternative to 

the project that would be less damaging to the environment.  The applicant submitted an 

alternatives analysis for the proposed project completed by Peter Biegel of Land Design 

Solutions, dated November 28, 2014, and revised January 26, 2015.  The project purpose 

is to stabilize the shoreline to prevent further erosion and slumping of the slope and to 

protect the house and deck, while also removing invasive plants and replacing them with 

native plantings.  The existing uprooted tree along the bottom of the bank is at risk of 

being dislodged by wave action.  If this occurs, there is a high likelihood that it could 

cause more erosion.  The no-action alternative was rejected because the toe of the slope 

would continue to be eroded by tidal activity during storms and the potential exists for 

major bank erosion from loss of the uprooted tree.  To meet the project purpose, some 

amount of coastal wetland alteration is unavoidable. 

 

B. Minimal Alteration.  The amount of coastal wetland to be altered must be kept to 

the minimum amount necessary for meeting the overall purpose of the project.  The 

applicant has minimized wetland impacts by using riprap with a steep stone face to 

reduce the amount of wetland impact and by selecting a combination of stabilizing 

methods that minimizes the potential for additional erosion from coastal wave action and 

stormwater discharge after the project is complete.  The contractor will utilize 

construction mats in the intertidal areas where equipment must traverse over existing 

wetland vegetation.  The applicant has also minimized the amount of proposed riprap by 

using the elevation of the 100-year tide surge above the HAT as the minimum elevation 

needed for successful stabilization of the slope against future wave action and by utilizing 

vegetation where possible.   
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C.  Compensation.  In accordance with Chapter 310 Section 5(C)(6)(b), 

compensation is not required to achieve the goal of no net loss of coastal wetland 

functions and values since the project will not result in over 500 square feet of fill in the 

resource, which is the threshold over which compensation is generally required.  Further, 

the proposed project will not have an adverse impact on wildlife habitat as determined by 

the Department.  For these reasons, the Department determined that compensation is not 

required. 

 

The Department finds that the applicant has avoided and minimized coastal wetland 

impacts to the greatest extent practicable, and that the proposed project represents the 

least environmentally damaging alternative that meets the overall purpose of the project. 

 

7. OTHER CONSIDERATIONS: 

 

The Department did not identify any other issues involving existing scenic, aesthetic, or 

navigational uses, soil erosion, habitat or fisheries, the natural transfer of soil, natural 

flow of water, water quality, or flooding. 

 

 

BASED on the above findings of fact, and subject to the conditions listed below, the Department 

makes the following conclusions pursuant to 38 M.R.S.A. Sections 480-A et seq. and Section 

401 of the Federal Water Pollution Control Act: 

 

A. The proposed activity will not unreasonably interfere with existing scenic, aesthetic, 

recreational, or navigational uses provided that the applicant monitors and maintains 

vegetation as described in Finding 2. 

 

B. The proposed activity will not cause unreasonable erosion of soil or sediment. 

 

C. The proposed activity will not unreasonably inhibit the natural transfer of soil from the 

terrestrial to the marine or freshwater environment. 

 

D. The proposed activity will not unreasonably harm any significant wildlife habitat, 

freshwater wetland plant habitat, threatened or endangered plant habitat, aquatic or 

adjacent upland habitat, travel corridor, freshwater, estuarine, or marine fisheries or other 

aquatic life. 

 

E. The proposed activity will not unreasonably interfere with the natural flow of any surface 

or subsurface waters. 

 

F. The proposed activity will not violate any state water quality law including those 

governing the classifications of the State's waters. 

 

G. The proposed activity will not unreasonably cause or increase the flooding of the 

alteration area or adjacent properties. 

H. The proposed activity is not on or adjacent to a sand dune. 





 

L-26577-4D-A-N  7 of 9 

 

 

 

Natural Resources Protection Act (NRPA) 

Standard Conditions 

 

 
THE FOLLOWING STANDARD CONDITIONS SHALL APPLY TO ALL PERMITS GRANTED 
UNDER THE NATURAL RESOURCE PROTECTION ACT, TITLE 38, M.R.S.A. SECTION 480-A 
ET.SEQ. UNLESS OTHERWISE SPECIFICALLY STATED IN THE PERMIT. 
 
A. Approval of Variations From Plans.  The granting of this permit is dependent upon and limited to 

the proposals and plans contained in the application and supporting documents submitted and 
affirmed to by the applicant.  Any variation from these plans, proposals, and supporting 
documents is subject to review and approval prior to implementation. 

 

B. Compliance With All Applicable Laws.  The applicant shall secure and comply with all applicable 
federal, state, and local licenses, permits, authorizations, conditions, agreements, and orders prior 
to or during construction and operation, as appropriate. 

 

C. Erosion Control.  The applicant shall take all necessary measures to ensure that his activities or 
those of his agents do not result in measurable erosion of soils on the site during the construction 
and operation of the project covered by this Approval. 

 

D. Compliance With Conditions.  Should the project be found, at any time, not to be in compliance 
with any of the Conditions of this Approval, or should the applicant construct or operate this 
development in any way other the specified in the Application or Supporting Documents, as 
modified by the Conditions of this Approval, then the terms of this Approval shall be considered 
to have been violated. 

 

E. Time frame for approvals.  If construction or operation of the activity is not begun within four 
years, this permit shall lapse and the applicant shall reapply to the Board for a new permit.  The 
applicant may not begin construction or operation of the activity until a new permit is granted.  
Reapplications for permits may include information submitted in the initial application by 
reference.  This approval, if construction is begun within the four-year time frame, is valid for 
seven years.  If construction is not completed within the seven-year time frame, the applicant must 
reapply for, and receive, approval prior to continuing construction. 

 

F. No Construction Equipment Below High Water.  No construction equipment used in the 
undertaking of an approved activity is allowed below the mean high water line unless otherwise 
specified by this permit. 

 

G. Permit Included In Contract Bids.  A copy of this permit must be included in or attached to all 
contract bid specifications for the approved activity. 

 

H. Permit Shown To Contractor.  Work done by a contractor pursuant to this permit shall not begin 
before the contractor has been shown by the applicant a copy of this permit. 

 
 
 
 
Revised (12/2011/DEP LW0428) 
  





8.  Evidence of Financial and Technical Capacity: 
Financial Capacity - The Owner has secured a home equity loan to pay for the construction.   
 
Technical Capacity – The Owner has retained the services of Land Design Solutions in 
association with SYTDesign Consultants to evaluate and prepare a stabilization plan for the 
eroding slope.  Project Manager Peter Biegel (Land Design Solutions) has worked in the 
Southern Maine area as a project manager and landscape architect since 1996 and has been 
working with Senior Civil Engineer Peter Tubbs P.E. (SYTDesign Consultants) for the past 14 
years.  Peter Tubbs has over 50 years of civil engineering experience including many slope 
stabilization projects.  The contractor the owner has been talking with to date is Scott Dugas 
Trucking and Excavating from Yarmouth, Maine who has extensive experience with riprap 
slopes and stabilization projects such as this.   
 
9.  Construction Management Plan: 
The owner has been discussing the project with Scott Dugas Trucking & Excavating, who did the 
slope stabilization on a property a couple parcels over from this one.  The owner has spoken 
with the project’s northern abutter (Paul Vachon) and received permission to utilize his 
driveway and property to access the shoreline for the project’s construction purposes.  The 
Contractor estimates he will need approximately 200 cubic yards of stone riprap to construct 
the stone revetment per the proposed design.  The Contractor will prepare the slope by 
removing loose material and grubbings, and remove them from the site.  The exposed ground 
will be compacted and fabric placed over the surface upon which riprap will be placed by an 
excavator.  The stone used for the riprap shall be angular and of various sizes so that it will 
“lock” together and fill in the voids.  The stone shall be uniform in color so that visually it blends 
in with the surroundings as well as can be expected.  Two existing drainage pipes will be 
extended and a riprap apron constructed so water running out of the pipes and down the slope 
will not erode the embankment. 
 
The Contractor intends to utilize a track backhoe and hand labor to install the riprap along the 
bottom of the slope and the plantings along the top of the slope.  No work will be performed in 
the water.  However, approximately 330 s.f. of the inter-tidal area (HAT elevation 7.4 down to 
Normal High Water) will be disturbed.  We anticipate the project taking approximately four 
weeks to complete. 
 
 
 
 
 
 
 
 
 
 
 



10.  Erosion Control Plan: 
The Contractor will be installing geotextile fabric and erosion control blanket over the re-graded 
embankment, and utilizing seeding and mulching over other areas of incidental disturbance to 
minimize erosion. 
 
a.  Erosion and sedimentation control during construction will consist of a stabilized 

construction entrance and the timing of construction activities so that the lower area of 
the slope is only under construction during the low tide cycle and is permanently stabilized 
by the end of that cycle each day.  

  
b. The top of the slope is proposed to be re-vegetated.  Erosion control blanket is specified 

which can be placed as the work proceeds. 
 
c. The construction entrance shall consist of crushed stone entrance to prevent sediment 

tracking off-site.  The contractor shall be responsible for minimizing sediment tracking 
onto Sullivan Street and street sweeping as required.  

 
d. General erosion control practices for the proposed project: 

- Erosion control practices shall conform to all local (city of Portland), State (nrpa) and 
Federal (acoe) erosion control requirements. 

- Contractor shall not work any equipment within the water. 
- Contractor shall limit demolition removal, re-grading and installation of toe stones and 

infill rock to low tide cycle. 
- Contractor shall monitor the site for erosion on a daily basis and after rain events. 
- Contractor shall correct any erosion problems immediately. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



11.  Assessor Parcel Information: 
Included as part of this section. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





12:  Abutter List & Tax Map: 
 

Property (Tax Map & Lot #) Street Address  Owner / Address 

 
J10NW 432A A004001   56 Sullivan Street   Louise G. & Paul A. Vachon  

56 Sullivan Street 
Portland, ME 04103 

  
J10NW 432A A007001 62 Sullivan Street  Carl D. & Heather L. Vickerson  

62 Sullivan Street 
       Portland, ME 04103 
 
J10NW 431 A019001 7 Island Street  Richard C. & Sheri Moulton 
       7 Island Street 
       Portland, ME 04103 
 
J10NW 431 B001 6 Island Street  Alan E. & Geraldine G. Wolf (Trustees) 
       P.O. Box 1292 
       Portland, ME 04104 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 




