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February 1, 2017

Barbara Barhydt
Planner
City of Portland Maine
389 Congress Street 
Portland, Maine 04101

Baxter Academy Interior Fit-up  
185 Lancaster Street, Portland, Maine

Barbara,

 Please see the attached documents for the Level III Site Plan 
submission for the Interior Fit-Up project for Baxter Academy at 185 
Lancaster Street.  This document serves as the written narrative for 
numerous items within the Final Plan checklist for the Level III Site Plan.

Written Description of Project 

 Baxter Academy for Technology and Science is a Charter High 
School with a proposed enrollment of 410 students and 60 Adult 
Professionals, the Academy is looking to move from their current location 
to the existing two story brick building located at 185 Lancaster Street in 
Portland’s Bayside neighborhood.  The existing building at 185 Lancaster 
street is a multi-tenant building, the first floor area where Baxter Academy 
is moving to was occupied primarily by the Maine Career Center which 
was a training and educational use.  The remaining area (2,159 sf) of the 
first floor was an office use.  The second floor area (13,414 sf) Baxter 
Academy is moving to was an office use.  The total area that we are 
proposing to change from Office use to Institutional is 15,573 sf, thus 
requiring the Level II Site Plan Process.  The school is primarily 
classroom and lab spaces with supporting office spaces.  There is not a 
cafeteria or food preparation function at the facility.  The improvements to 
the building are primarily interior in nature with minor exterior 
improvements to upgrade egress, such as replacement of existing 
exterior stairs and guardrails, replacing exterior doors (to match existing) 
and select exterior windows that have failed seals (to match existing).       
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Evidence of State and Federal Permits

 The project is an interior Fit-up, we will be required to file for a 
State Fire Marshal, Construction and Barrier Free Permit, as well as the 
City of Portland Building Permit.  We are not aware of any other permits 
required for this project.

Written Assessment of Zoning Requirements

 185 Lancaster Street is located in the B7 zone, which allows 
Institutional (public or private schools).  The project is not proposing any 
space and bulk changes so we would not affect the current buildings 
relationship to the B7 Zoning.

Written Summary of significant natural Features

 The project is an interior Fit-up, as the project site is fully built out 
currently we are not aware of any significant natural features on the 
property.

Stormwater Management Plan

 The project is an interior Fit-up, as the project site is fully built out 
currently and no exterior improvements on the ground are proposed the 
current stormwater conditions will not be altered as part of this project.

Written Assessment of Consistency with related City Master Plan

 The project is a permitted us within the B7 zone, it also adds to the 
diversity of uses in the Bayside Neighborhood as indicated in the City’s 
planning document. ‘A New Vision for Bayside’.

Code Summary and Fire Department Technical Standards

 As part of the building permit process we will submit a code 
analysis referencing both NFPA 101 and IBC 2009 codes.  In regard to 
NFPA 1, the existing building where the school will be located is 
accessible on 3 sides adjacent to City Streets providing Fire Department 
access.  In regard to technical standards, all interior spaces will be 
designed to be in conformance with NFPA 101, as the project is an 
interior Fit-up exterior improvements are very minimal and not affect 
current fire department access to the building and site.
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Sincerely,

Ryan Senatore, AIA  LEED-AP

Principal
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January 5, 2017 
 
 
 
City of Portland 
389 Congress Street 
Portland, ME 04101 
 
RE: Bayside II, LLC Authorization  

Baxter Academy, Level II and Level III Site Plan Application and Change of Use 
 185 Lancaster Street, Portland, Maine 
 
To Whom It May Concern: 
 
This letter serves as authorization for Baxter Academy to submit a Level II and Level III site plan 
application and a change of use request for Leased space at the above reverenced property. 
 
Sincerely, 
BAYSIDE II, LLLC 
 
 
 
 
Thomas A. Toye, III 
Owner 
 
 

DocuSign Envelope ID: 51354E57-A4C7-40C2-9DFA-32480DA4302D
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From: Cough, Jamie [mailto:Jamie.Cough@cmpco.com] 
Sent: Wednesday, January 04, 2017 6:18 AM
To: Will
Subject: 185 Lancaster Street CMP Ability To Serve Letter
 
1/4/17
 
William Bennett
Bennett Engineering
7 Bennett Road
Freeport, ME  04032
Sent via email to:  will@bennettengineering.net
 
RE: CMP Ability to Serve Letter for Baxter Academy at 185 Lancaster 
Street in Portland, ME.
 
Dear Mr. Bennett:
 
CMP has the ability to serve the proposed project in accordance with our 
CMP Handbook (web link below). We can provide you the desired pad 
or pole mounted transformers per your request and city approval, in 
accordance with our CMP Standards Handbook.  If you have any 
questions on the process, or need help in completion of the documents, 
please feel free to contact me. 
 

mailto:Jamie.Cough@cmpco.com
mailto:Jamie.Cough@cmpco.com
mailto:will@bennettengineering.net
mailto:will@bennettengineering.net
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January 11, 2017 

 

Jonathan Miller 

Bennett Engineering, Inc. 

7 Bennett Road 

Freeport, ME 04032 

 

Re:  Baxter Academy, 185 Lancaster Street-PO 

 Ability to Serve with PWD Water 

 

Dear Mr. Miller: 

 

 

The Portland Water District has received your request for an Ability to Serve Determination for the noted site 

submitted on January 4, 2017. Based on the information provided per PWD approved final utility plans to be 

submitted, we can confirm that the District will be able to serve the proposed project as further described in this 

letter. Please note that this letter does not constitute approval of this project from the District. Review and 

approval of final plans is required. 

Conditions of Service 

The following conditions of service apply: 

 

 Since the water demand at this site is not anticipated to change, the existing service line at this site may 

be used to provide domestic water to the building as long as the project team determines that they will 

provide adequate flow and pressure for the proposed use. If any of the existing services will no longer be 

used as a result of the development then they must be retired per PWD standards.  This includes shutting 

the corporation valve and cutting the pipe from the water main (for <2-inch services) or removing the 

gate valve and capping the tapping sleeve (for >4-inch service). 

 

 Water District approval of water infrastructure plans will be required for the project prior to 

construction. As your project progresses, we advise that you submit any preliminary design plans to 

MEANS for review of the water main and water service line configuration.  We will work with you to 

ensure that the design meets our current standards.   

 

 Once the project is ready for construction, the owner or contractor will need to make an appointment to 

come in and complete a service application form and pay the necessary fees.  
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Existing Site Service 

According to District records, the project site does currently have existing water service. A 4-inch diameter cast 

iron domestic and 8-inch fire service line provides water service to this site. Please refer to the “Conditions of 

Service” section of this letter for requirements related to the use of these services. 

Water System Characteristics 

According to District records, there is an 8-inch diameter cast iron water main in Lancaster Street and a public 

fire hydrant located 50 feet from the site. Recent flow data is not available in this area. The most recent static 

pressure reading was 103 psi on September 20, 2016. 

Public Fire Protection 

The installation of new public hydrants to be accepted into the District water system will most likely not be 

required. It is your responsibility to contact the Portland Fire Department to ensure that this project is 

adequately served by existing and/or proposed hydrants.  

Domestic Water Needs 

The data noted above indicates there should be adequate pressure and volume of water to serve the domestic 

water needs of your proposed project. Based on the high water pressure in this area, we recommend that you 

consider the installation of pressure reducing devices that comply with state plumbing codes.  

Private Fire Protection Water Needs 

You have indicated that this project will require water service to provide private fire protection to the site. 

Please note that the District does not guarantee any quantity of water or pressure through a fire protection 

service. Please share these results with your sprinkler system designer so that they can design the fire protection 

system to best fit the noted conditions. If the data is out of date or insufficient for their needs, please contact 

MEANS to request a hydrant flow test and we will work with you to get more complete data.  

 
Should you disagree with this determination, you may request a review by the District’s Internal Review Team. Your 

request for review must be in writing and state the reason for your disagreement with the determination. The request 

must be sent to MEANS@PWD.org or mailed to 225 Douglass Street, Portland Maine, 04104 c/o MEANS. The 

Internal Review Team will undertake review as requested within 2 weeks of receipt of a request for review. 
 

If the District can be of further assistance in this matter, please let us know. 

 

 

Sincerely, 

Portland Water District 

 

 

 

 

 

 

 

Gordon S. Johnson, P.E. 

Engineering Services Manager 



Code ReviewCode Review Dec 23, 2016

Baxter Academy at 185 Lancaster StreetBaxter Academy at 185 Lancaster StreetBaxter Academy at 185 Lancaster StreetBaxter Academy at 185 Lancaster Street
IBC 2009 NFPA 101 2009NFPA 101 2009

2 floors above grade2 floors above grade 502.1

Sprinklers NFPA 13 NFPA 13
Fire Alarm Monitored Fire Alarm Required Monitored Fire Alarm Required
Smoke and CO DetectorsSmoke and CO Detectors Smoke and CO detectors required Smoke and CO detectors required

Emergency Lighting Emergency Lighting

Areas First floor Tenant area = 19,211 sf
Second floor Tenant area = 12,360 sf

1004.1.1 Classrooms 20 net sf per occ. 7.3.1.2 Classrooms 20 net sf per occ.
Shops and Vocational 50 net sf per occ. Labs, Shops 50 net sf per occ.

Occupant Load T 1004.1.1 First Floor = 350 Occupants 7.3.1.2 First Floor = 359 Occupants
Second Floor = 310 Occupants Second Floor = 318 Occupants

Total Building Occupant Load =  660 Total Building Occupant Load =  677

Use Group(s) 305.1 First and Second Floor - Educational 14.1.10 Educational
304.1 Basement First and Second Floor - Business 38.1.10 Business

Construction TypeConstruction Type T 503 3B - mixed-combustible III (000)  Mixed-combustible 

Building Height T 503 E = 2 stories, 55 feet
B = 3 stories, 55 feet

Building Area T 503 E = 14,500 sf
B = 19,000 sf
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First Floor Footprint. = 53,779 sfFirst Floor Footprint. = 53,779 sf

506.2 Building area Frontage Increase
If = (1309’/1309’-0.25) 30’/30
If = 0.75
Aa = 10,875+(14,500x3)
Aa = 54,375 sf allowed

Building ElementsBuilding Elements T 601 0 hr   Structural Frame 14.1.6 Educational (No Minimum Construction requirements)
T 602 2 hr   Bearing Walls Exterior 38.1.6 Business (no minimum requirements)
T 601 0 hr   Bearing Walls Interior
T 601 0 hr   Non-Bearing Walls Interior 14.1.1.2 Classrooms over 50 occ are Assembly
T 602 1 hr   Non-Bearing Walls Exterior (sep. dist 10’<= 30’)
T602 1hr    Non-Bearing Walls Exterior (sep. dist 0’<10’)
T 602 0 hr   Non-Bearing Walls Exterior (sep. dist  >30’)
T 601 0 hr   Floor Construction and secondary members
T 601 0 hr   Roof Construction

1007.3 (3) Areas of Refuge are not required at exit stairs with sprinkler systemsAreas of Refuge are not required at exit stairs with sprinkler systemsAreas of Refuge are not required at exit stairs with sprinkler systems

Separations
506.1 NON-Separated Use 6.1.14.2.1 Multiple Occupancy

Educational and Business

708.4 1 hr     Elevator Shaft < 4 stories 8.6.5 1 hr  < 4 stories

708 2 hr     Mechanical Shaft >= 4 stories
708 1 hr     Mechanical Shaft < 4 stories
1022.1 1 hr     Stair Shaft < 4 stories
1018.1 (smoke partitions) 0 hr Corridor with sprinkler for B and E 14.3.6.1.2 Corridor walls to be smoke partitions with sprinkler
508.2.5 1 hr    Boiler Room 14.3.2.1.1 1 hr Boiler Room
508.2.5 1 hr    Trash Room 14.3.2.1.1 1 hr Trash Room
508.2.5 1 hr    Storage Room 14.3.2.1.1 1 hr Storage Room
508.2.5 1 hr    Laundry Room 14.3.2.1.1 1 hr Laundry Room



715.4 60 minute Stairwell Doors (1hr shaft)

Distances and ExitsDistances and Exits 1018.1 Corridors 44” wide 14.2.3.2 Corridors to be 6’ wide clear minimum
1018.1 Corridors 72” wide in E occupancy with 100 occupants
1021.1 2 Exits required (less than 500 occ. per story) 14.2.4 2 Means of Egress required

3 Exits required (more than 500 occ. per story)
1016.1 250’  Travel Distance to exits with Sprinklers  E occupancy 14.2.6.3 200’ Travel distance with sprinkler

1014 75’ common path of travel 14.2.5.3.1 100’ Common Path of Travel

1018.4 50‘    Dead End with sprinkler 14.2.5.2 50‘    Dead End with sprinkler

14.2.5.4 Rooms larger than 1000 sf or 50 occupants need
2 exit doors that lead to separate exits

14.2.5.6 Doors cannot swing into exit corridor (provide recess)
14.2.11.1.2 Window for Rescue - not required with sprinkler
14.3.3.2 Interior finishes Wall Ceiling Class A or B
14.3.3.3 Floors to be Class I or II (exits to have Class II)

Unprotected OpeningsUnprotected Openings T 705.8 15% when exterior wall sep. dist. is  3’>5’
T 705.8 45% when exterior wall sep. dist. is  10’>15’
T 705.8 75% when exterior wall sep. dist. is  15’>20’
T 705.8 Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)
T 705.8 Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  25’>30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)
T 705.8 Unlimited when exterior wall sep. dist. is  >30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  >30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  >30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)Unlimited when exterior wall sep. dist. is  >30’ (allows ‘0’ hr exterior walls per footnote ‘h’ in 2012 and 104.11 in 2009)

Elevator Lobby 708.14.1.4 Not required with sprinkler

Elevator as MoE 1007.2.1.1 Not required as it is less than 4 stories

Egress width 1005.1 Stairs from second floor (0.3 times 310 occupants ) = 93”
          2 stairs each needs to be 46.5” wide
Corridors on second floor (0.2 times occupants 310) = 62”

Corridors on first floor (0.2 times occupants 350) = 70”



Egress Stairs 1009.1 Occ. Load >50 = 44” min width 24.2.5.4 36” min. stair width
1009.1 Occ. Load <=50 = 36” min width 7.2.2.2.1.2(B) 44” min. over 50 occ.
1003.3 Handrails can protrude into stair 4.5” max 7.2.2.2.1.2 Handrails can protrude into stair 4.5” max
1005.2 Door Swings may not reduce egress width by > 1/2
1009.2 80” min headroom 7.2.2.2.1.1(a) 6’-8” min. headroom
1009.3 7” max. riser 7.2.2.2.1.1(a) 7” max. riser
1009.3 11” min Tread depth 7.2.2.2.1.1(a) 11” min. tread
1009.6 12’ max. total rise between floors or landings 7.2.2.2.1.1(a) 12’ max. height between landings

Ramps 1010.2 1:12 (8%) Max slope 7.2.5.2(a) 1:12 max. slope
1010.6 60” long landings at top and bottom
1010.6 2% max slope of landings 7.2.5.2(a) 1:48 max. cross slope
1010.8 >6” rise must have handrails on both sides of ramp

Egress Corridors 1018.2 44” min.  when Occ. > 50
1018.2 36” min.  when Occ. <= 50
1018.2 24” min. at service corridors to mechanical equipment
1018.1 Corridors 44” wide
1018.1 Corridors 72” wide in E occupancy with 100 occupants

Accessibility Ch 11 of IBC 2009 does not apply as State of ME did not adopt it as part of MUBECCh 11 of IBC 2009 does not apply as State of ME did not adopt it as part of MUBECCh 11 of IBC 2009 does not apply as State of ME did not adopt it as part of MUBEC
Must meet ADAAG 2010Must meet ADAAG 2010

Maine Human Rights Act AppliesMaine Human Rights Act Applies

Plumbing 205 male students205 male students
UPC 2015 Secondary Toilets 1 per 50 = 5 toilets

Urinals 1 per 100 = 3 urinals
Lavatory 1 per 40 = 6 Lavatories
Water Fountains 1 per 150  = 2

205 female students205 female students
Secondary Toilets 1 per 30 = 7 toilets

Lavatory 1 per 40 = 6 Lavatories



30 male staff
1 per 50 occ = 1 toilet
1 per 100 = 1 urinal
1 per 40 = 1 lavatory

30 male staff
1 per 30 occ = 1 toilet
1 per 40 = 1 lavatory



 

 

100% EMPLOYEE OWNED 

T  207.730.5566     |     F  207.730.5567     |     160 Pleasant Hill Road, Scarborough, ME 04074 
 

 

 

 

 

 

 
 
 
 
 
January 3, 2017 
 
To: City of Portland Planning Staff 
 
Re: Mechanical Equipment Manufacturer’s Verification for Baxter Academy Renovation – 185 Lancaster Street, Portland 
 
To Whom It May Concern, due to the condensed and simultaneous design/permitting process associated with the 
aforementioned project, we have not yet selected design/build mechanical and plumbing contractors; which would provide 
the required documents requested to verify the HVAC manufacturer’s ability to meet applicable state and federal emissions 
requirements. 
 
Please take this letter as written confirmation that all HVAC equipment will be specified to meet/exceed all state and 
federal emissions requirements and note that verification will be submitted to the City of Portland once available.  
 
Please let me know if you have any questions/concerns.  
 
Thank you. 
 
 
 
Mason Rowell 
Director of Preconstruction Services 
 
 Cc: Ryan Senatore, Will Bennett, Rick Cormier, File 
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Part of the CBRE affiliate network

One Canal Plaza, Suite 500
Portland, ME 04101

T 207.871.1290
F 207.772.2647

December 16, 2016

Ryan Senator
Ryan Senator Architecture
565 Congress Street 
Portland, ME 04101

RE: Trash Disposal   
 
 
Dear Mr. Senator,
All tenants of Bayside II, LLC, you have access to the dumpster located in the Lancaster Street 
parking lot.  This includes tenants in 185 Lancaster Street Portland, ME where Baxter Academy 
is proposing a new location.  Currently solid waste is removed on a daily basis by Pine State 
Disposal. 

Please feel free to contact me at (207) 871-1290 with any questions regarding this matter. Thank 
you.

Sincerely,

Brian Brooks
Property Manager, Bayside II, LLC
CBRE| Boulos Asset Management
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Baxter Academy Neighborhood Meeting
Meeting Minutes

March 1, 2017

The Neighborhood Meeting was held at 185 Lancaster Street, Portland, ME 04101 on the 
first floor of the proposed Baxter Academy space.  The meeting was open to the public 
and started promptly at 6J00pm.  Meeting concluded at 6J30pm.

PRESENTERS:
Ryan Senatore- Ryan Senatore Architecture
Kelli Pryor- Executive Director, Baxter Academy 
Michele LaForge- Head of School, Baxter Academy

ALSO PRESENT:
 Bill Bray, P.E. – Traffic Consultant, Traffic Solutions

PRESENTER COMMENTS:

• Ryan Senatore opened the meeting with a short presentation on the proposed 
facility and site plan. 

o Mr. Senatore explained there will be some minor exterior changes to the 185 
Lancaster Street building to include new Baxter Academy signage and new 
windows where needed.

o Baxter Academy will be located on the southwest third of the 165-175-185 
Lancaster Street building which will include approximately 32,000 square 
feet.

o A drop-off zone will be created across the street from the school entrance 
on 185 Lancaster Street.

o Mr. Senatore indicated he had been working with the City of Portland on 
new traffic signage including “School Zone” indicator lights and “Drop-off 
Zone” signs.

o Mr. Senatore outlined the interior floor plans for the first and second floors 
of the proposed Baxter Academy space. 

! First floor consists of an entryway, classrooms, fabrication labs and 
restrooms.

! Second floor consists of small classrooms, offices and restrooms.  
There will also be a new rear stairway created for the non-Baxter 
Academy second floor tenants. 

• Kelli Pryor and Michele LaForge started with giving a brief synopsis of the history 
of Baxter Academy and then spoke about school operations.  
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o Baxter Academy opened their doors in 2013 and services a geographic area 
four times the size of Rhode Island. 

o Public transportation is used by many of the students to get to school each 
day.  

o Baxter Academy is STEM (Science, Technology, Engineering and Math) 
focused.

o Baxter Academy has close ties with the community. 
o When Baxter Academy opened in 2013 they had an enrollment of 125 

students consisting of freshmen and sophomores.  Each of the next two 
years Baxter increased their enrollment by 100 students by bringing in a 
new freshmen class. By 2015 they had freshmen through senior enrollment. 
Their peak enrollment will be 400 students. 

o Upper classman often take college courses.  The proposed 185 Lancaster 
Street location is conveniently located between MECA and USM.  

o When they finished their brief presentation, the floor was open for public 
comment and question.

PUBLIC COMMMENT:
• Member of Public asked if meals for the students would be prepared in the 

building.

o Michele LaForge answered the question.

! Food will not be prepared onsite, Baxter Academy works closely with 
local restaurants to create $5 meal packages for the students.  
Michele invoked suggestions.

• Member of public inquired about traffic implications and in particular number of 
trips during peak hours. 

o Bill Bray of Traffic Solutions addressed the question.

! During peak hours there are 200 trips.  This included parents 
dropping off students which are actually considered two trips.  The 
first trip is coming to the school to drop off the student and the 
second trip is when they leave the school after dropping the student 
off. 25% of the students are dropped off at the school by a parent. 
There are expected to be as many as 60 staff members, 50 of which 
will be driving to school. There are 3 charter buses that will be 
dropping students off in the morning and picking them up in the 
afternoon.  

! There will be a 15 MPH School Zone sign with light indicators that will 
flash during specific hours.



! A Traffic Movement Permit will need to be obtained because this 
project will generate more than 100 trips during peak hours. 

! Baxter Academy is looking at things it can do to reduce the vehicular 
traffic. 

• Member of public asked Kelli and Michele what measures will be taken to deal with 
conditions in the neighborhood.

o Michele LaForge addressed the questions

! Adults will accompany students during lunch break and other 
designated times. Adults will wear bright colored tee shirts with 
Baxter Academy logo and information.

! Baxter Academy is currently using a text alert system and they plan 
to continue. 

! All students will be traveling in groups when outside the building. 

• Member of public asked about parking pressure.

o Kelli Pryor addressed the concern.

! Baxter Academy will have 50 parking spaces in the parking lot across 
Lancaster Street for staff members. Students with vehicles will be 
encouraged to park in the Marginal Way commuter lot and walk to 
school. 

There were no further questions or comments. Meeting ended at 6J30pm 3/1/17.





March 20, 2017

Shukria Wiar
Planner
City of Portland Maine
389 Congress Street 
Portland, Maine 04101

Baxter Academy Interior Fit-up  
185 Lancaster Street, Portland, Maine

Shukria,

 Below we will address how the Baxter Academy project meets the 
B7 Design Principles and Standards.

Standard A-1 Sense of Place

- The existing building holds the current street grid and the proposed 
Baxter Academy building entries are located at the current building 
entries.  The first floor fenestration is to remain as currently exists which 
is highly transparent and active to the streetscape

Standard A-2 Edges and Transitions

- The building is existing and is in scale with the adjacent surrounding 
structures

Standard A-3 Gateways

- The existing building scale has a presence on the street corner it is 
locate don the proposed building signage will enhance the presence on 
Elm street. 

Standard A-4 Views and Landmarks

- The existing building holds the existing street grid, no proposed exterior 
modification will affect views and landmarks in the neighborhood.

RYAN SENATORE ARCHITECTURE
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Standard A-5 Pedestrian Environment

- The existing building has large amounts of fenestration at the sidewalk 
level and at a consistent rhythm.  The facades have entry awnings at 
entrances and brick piers breaking up the facades, we are proposing 
additional signage at the entry to enhance the pedestrian experience.

Standard A-6 Mix of Uses

- The existing building is primarily office uses, the proposed project adds 
an educational use to the building enhancing the mixed use of the site 
and building.

Standard A-7 Building Orientation

- The existing building holds the existing street grid, and is located very 
close to the property lines on all facades.  The existing entries are 
oriented to the streets.

Standard B-1 Streets and Alleys

- The existing sidewalks are scaled to the pedestrian environment and the 
major intersection at the cornet of the building has crosswalks and there 
is proposed ‘School’ signage on the street to serve traffic calming 
measures.  There is proposed landscaping at the added sidewalk along 
Lancaster street to enhance the pedestrian experience and scale.  The 
sidewalk and landscaping will be designed to the city’s streetscape 
standards.

Standard B-2 Street Connectivity

- The existing street grid is connected and no changes are proposed.

Standard B-3 Mid Block Permeability

- The existing building is continuous for the streets and block it is located 
on, no changes are proposed.

Standard B-4 Sidewalks and Crosswalks

- The existing sidewalk and crosswalks at the street corner are new and 
per city standards, the proposed new section of sidewalk is designed to 
the maximum width feasible.

RYAN SENATORE ARCHITECTURE

 207-650-6414

 senatorearchitecture.com

 ryan@senatorearchitecture.com
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 Portland, Maine 04101

  



Standard B-5 Green Streets

- The small area of proposed site work includes new landscaping to 
provide additional green elements at the street.

Standard B-6 Multi-modality

- The existing site has multi-modality, there is a bus stop adjacent to the 
building, the site has sidewalks and areas for pedestrians and bicyclists 
to circulate to and around the building.

Standard B-7 Continuity of Street Level uses

- The existing building creates a pleasant pedestrian environment, there 
are no loading docks on the primary streets (Elm and Lancaster)

Standard B-8 Traffic Calming

- The existing street corner of Elm and Lancaster has newly created 
sidewalks and crosswalks to help clam traffic, there is proposed ‘School‘ 
signage to help calm traffic on Elm Street as well.

Standard B-9 Streetscape Design

- The proposed site work utilizes the City streetscape standards for 
Bayside for the proposed sidewalk addition, landscaping and signage.

Standard B-10 Encroachments

- There are no new encroachments proposed on the city sidewalks       

Standard B-11 Lighting

- There are no proposed changes to the existing site or building exterior 
lighting  

Standard C-1 Parking Structures

- There are no proposed parking structures

RYAN SENATORE ARCHITECTURE
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Standard C-2 Parking Entrances

- There are no proposed parking structure entrances

Standard C-3 Active Uses

- There are no proposed parking structures

Standard C-4 Back of Parking Structures

- There are no proposed parking structures

Standard C-5 Decks and Ramps

- There are no proposed parking structures

Standard C-6 Surface Lots

- There is proposed additional landscaping at the area of sidewalk 
adjacent to the existing parking lot.

Standard C-7 Bike Racks

- New Bike racks are proposed at the area of new site work near the entry 
of Baxter Academy, they are designed per the City Standards

Standard C-8 Service, Utility and Mechanical Infrastructure

- Existing Infrastructure will be utilized, any new rooftop mechanical units 
will be located on existing rooftop mechanical unit curbs, which are set 
back from the facades and not visible to pedestrians on sidewalks 
adjacent to the building.

Standard D-1 Open Space Design

- Public parks are accessible from the sidewalks surrounding the building.  
No new proposed seating or trash receptacles are proposed.

Standard D-2 Bayside Trail

- The existing site is located within walking distance to the Bayside Trail.
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Standard D-3 Landscaping and Street Furniture

- The proposed landscaping is designed to the Design Standards and will 
enhance the character of the street along Lancaster and Elm.

Standard D-4 Pedestrian Amenities

- The proposed signage will help pedestrians and vehicles navigate the 
adjacent site around the building.

Standard D-5 Public Art

- No new public art is proposed for the site due to the limited exterior 
improvements proposed for the project.

Standard E-1, 2, 3, 4 Architectural Design

- Due to the building being existing the Height, Massing, Articulation will 
not be changed

Standard E-5 Flexibility of Interior Layout

- The proposed interior layout is designed to provide a visually porous 
facade and the interior activities will help activate the streetscape.

Standard E-6 Entrances

- The existing Primary Entrances are oriented to toward the streets along 
Elm and Lancaster.

Standard E-7 Windows

- The existing building has a high amount of windows on the street 
facades.

Standard E-8 Storefronts

- The existing fenestration is not proposed to be modified in a drastic way, 
all new storefront glazing will be located within existing masonry 
openings.
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Standard E-9 Back Sides of Buildings

- There are no residential properties on the back sides of the existing 
building

Standard E-10 Rooftop Appurtenances

- Rooftop Appurtenances will not block view corridors, the limited rooftop 
work is the replacement of existing HVAC units.

Standard E-11 Fences and Walls

- There are no proposed fences or new exterior walls as part of the 
project.

Standard E-12 Materials

- The existing Brick facades of the building are in character with the 
prominent neighborhood material.

Standard E-13 Transparency

- Any new window replacements will have glazing with a VT or 0.7 or 
greater.

Standard E-14 Illumination

- No facade illumination is proposed

Standard E-15 Weather Protection

- Existing awnings are located at building entries are are to remain.

Standard E-16 Signage

- The proposed signage located at the building entry are designed to 
meet the B-7 Signage standards.  A blade sign is proposed at the main 
School Entrance and a Blade sign is proposed on the corner of the 
building at the street corner of Elm and Lancaster.
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Standard E-17 Historic Buildings

- The building is not a designated Historic Structure

Standard E-18 Sustainable Design

- This building is not controlled by the City

Standard E-19 Shadows

- The proposed changes to the building will not affect existing shadow 
patterns.

Standard E-20 Wind

- The proposed changes to the building will not affect existing wind 
patterns.

Sincerely,

Ryan Senatore, AIA  LEED-AP

Principal
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Transportation Demand Management (TDM) Plan 

Baxter Academy for Technology and Science 

March 8, 2017 
 

 

Baxter Academies of Maine provides this Transportation Demand Management (TDM) Plan 

for the relocated and consolidated Baxter Academy of Science and Technology at 185 

Lancaster Street.  This public charter high school has a strong cultural commitment to 

continuing and furthering its robust TDM work to encourage and enable the use of public 

transportation, carpooling, bicycling and walking at this new location. It does this in support 

of both its own and the City of Portland’s transportation, liveability, and sustainability goals.    

 

A. Site Transportation Overview & Context 

Baxter Academy has operated under a Transportation Demand Management (TDM) Plan at its 

present York and Congress Street sites since the school’s inception in September 2013 and 

has successfully implemented key TDM strategies to mitigate costs and meet the school’s 

various transportation challenges.  Baxter is free to Maine students and current pupils come 

from 57 municipalities based in the Southern, Central, and Midcoast regions - drawing from 

as far away as Owls Head, Norway, Windsor, and Berwick.  In addition, the student body 

geographical make-up shifts each year with students entering and leaving the school.  

Families have been strongly motivated to utilize the school’s busing and carpooling 

opportunities to make it possible for their children to attend the school and to free 

themselves from costs and travel time associated with transporting their students themselves.   

 

Seventy-nine percent of students use public or charter transportation, walk or bike, or carpool 

with at least one other student.  As stated in the City of Portland’s draft 2017 Comprehensive 

Plan, “The 1993 A Time of Change: Portland Transportation Plan called for reducing the share 

of single occupancy vehicle trips City-wide to 50%, just under the share briefly achieved 

following the oil crisis of the late 1970s, while at the same time increasing the share of trips 

by other modes.”  Thus, Baxter Academy’s student multi-modal rate far surpasses this 

standard.   

 

The staff is also diverse, with individuals commuting from 19 municipalities, including as 

remote as the Waterville area.  Only 30% of Baxter employees drive alone for every trip to the 

campus; all of these drivers indicate that they are conscious of seeking alternatives, but this is 

the only current viable option.  For example, one staff member mentioned that she is hoping 

to use the proposed Metro public transportation route from Gorham.  Other faculty often 
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travel with students and/or with a spouse/partner.  Local staff consistently commute on foot 

and by bicycle.  Public transit use is reimbursable by the school and when applicable, staff 

have availed themselves of this benefit.   

 

Baxter Academy is leasing and remodeling 31,571 square feet of the existing two-story 92,561 

square foot building at 185 Lancaster Street.  Total enrollment at the new site is expected to 

be 400 students, with 60 employed staff.  The adaptive reuse of the structure at this location, 

in the heart of the Bayside neighborhood, supports the multi-modal objectives of the B-7 

zone in which it stands – where dense urban form, mixed-uses, and the utilization of 

transportation beyond the automobile are strongly encouraged.  The school and its multi-

modal initiatives are part of Bayside’s continued renaissance and align with the goals of A 

New Vision for Bayside and the Bayside Master Transportation Plan.    

 

The new school site is pedestrian and bicycle-friendly, located within the strong sidewalk 

network and lower-speed street grid of the Portland Peninsula - and just a block and a half 

from the Bayside Trail.  The location is served by the Metro Route #8, and perhaps most 

importantly, it is just three short blocks from the hub of Greater Portland’s transit services at 

the Elm Street Pulse and Monument Square.  Current students use all of the area’s transit 

providers - Metro local buses and the Breez, Casco Bay Lines ferry service, the South Portland 

Bus Service, the Lakes Region Explorer, and Shuttlebus-Zoom. The school pays 100% of the 

students’ fares.   

 

The site will also include a 150-foot drop-off zone on Elm Street to support the use of the 

school’s three charter buses.  These collect additional students in Lewiston, Windham, and 

Topsham who come from there and nearby municipalities.  The school’s lease at 185 

Lancaster Street includes access to 50 parking spaces in an off-street lot across from the 

school, which will be used for staff and visitors.   

 

B. TDM Coordinator 

The two most vital characteristics of highly successful TDM programs are: (1) they are 

dynamic - piloting strategies, assessing impacts, and modifying tactics as needed, and (2) 

they are managed by committed and enthusiastic staff who are responsible for overseeing, 

promoting and sustaining the program.  

 

Tia Wilson, Operations & Admissions Manager, serves as Baxter Academy’s TDM Coordinator 

and will continue in this role at the school’s new location.  Ms. Wilson is a problem-solver who 

works to educate and connect students, families, and staff with public transportation and 

carpool options.  She conducts an electronic survey of the student body annually before the 

school year begins to remind families of the school’s multi-modal goals, inform them 

regarding transportation options, and gain a better understanding of which transportation 

mode(s) will benefit them the most.   
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At 185 Lancaster Street, the TDM Coordinator will implement a more comprehensive survey 

of students and staff to meet the City’s TDM Plan surveying requirements (see Section C).  Ms. 

Wilson will continue to explore and help implement additional TDM strategies to reduce 

single-occupancy and low-occupancy vehicle trips to the school.  She also will assist the 

school to continue its pedestrian safety training with students and encourage bicycle 

commuting and safety education for local students and staff.  The Coordinator’s contact 

information is: Tia Wilson, Baxter Academy, 54 York Street, Portland, ME 04101; (207) 699-

5500.  

 

C. Employee and Student Survey 

Per the City of Portland’s Technical Standards regarding TDM Plans, Baxter Academy will 

employ a comprehensive survey of staff and student families at the 185 Lancaster Street site.  

The survey will be conducted annually in electronic form to educate faculty and families 

regarding their transportation options, record mode share, and assist employees and students 

to find carpool matches.   

 

In addition, the survey will identify barriers to the use of public transit, the school charter bus 

system, carpooling, and bicycling and walking for more local students and staff.  Staff and 

students may also be asked to offer additional ideas and strategies for reducing single 

occupancy and low-occupancy private vehicle trips.  The survey will produce comparable data 

from year to year and be available for compilation with other sites’ commute data by a third 

party, such as the City. 

 

D. Trip Generation and Parking Demand Targets 

On behalf of Baxter Academy, Traffic Solutions has produced ITE trip generation and parking 

demand projections to establish the impact of the new school location.  Total forecasted trips 

during the “morning” peak hour are 200 and the parking demand using the 85th percentile is 

projected to be 52 spaces for staff, students, and visitors.   

 

Baxter Academy is committed to continuing its work to reduce single-occupancy and low-

occupancy trips to the campus - to improve multi-modal safety at and near the site, ease 

traffic congestion, and be a sustainable and liveable presence in downtown Portland and the 

Bayside neighborhood.  The school’s trip and parking reduction goals are based on the fact 

that the school has already done a tremendous amount of work to provide collective 

transportation options for its students (via public transportation, charter buses, and 

carpooling) and encourage walking and bicycling for more local students and staff.  These 

existing TDM efforts limit the amount of additional peak hour trip and parking reductions still 

possible.  However, potential reductions might be made in two areas: the single-occupancy 

vehicle trips and parking impacts of staff (51) and students (36) and the low-occupancy trips 

of a single student being dropped off by an adult (80).  
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Trip Reduction Target 

 

Balancing the school’s new setting and multi-modal accessibility, its current TDM practices 

and high multi-modal rates, and student and staff originating locations, an achievable trip 

reduction target is 2% over the first two years after opening for both faculty and pupils.  This 

means a target trip generation of 50 staff trips and 78 one student/one adult trips during the 

AM peak hour by 2019. 

 

Parking Reduction Target 

 

As stated in the initial narrative above, Baxter Academy’s policy will be to continue to provide 

only a limited number of off-site parking spaces for its staff and none for its students.  The 

school will use parking permits to manage shared employee use of the lot.  Baxter will also 

reserve a small portion of the parking area for rotating visitors who come to do school 

business (nurses, psychologists, consultants, board members, legal team, etc.). 

 

Students electing to travel to or from Baxter Academy by private automobile will be directed 

to use public off-street parking areas located on Marginal Way, versus on-street spaces 

located near the campus.  The Bayside Trail will facilitate their walk to the school.  This will be 

made clear in the school’s registration materials and its annual communications with families 

before the school year begins.  Students will continue to be issued registration forms that 

collect a copy of their license, car make and model, plate number and where they park in 

Portland.   

 

E. Trip/Parking Reduction Strategies & Incentives 

Baxter Academy will take up its current comprehensive trip reduction strategies again at the 

new location, including: 

 

 Providing charter buses for outlying communities 

 Encouraging the use of public transit within the urban core with 100% funding of 

student and staff trips; the school’s closer proximity to the Elm St. Pulse may help 

reduce some current parent drop-off vehicle trips 

 Encouraging and facilitating carpooling/ridesharing among families and staff 

 Encouraging bicycling through the provision of on-site bike racks  

 Encouraging walking both as a primary mode for local students and staff and also 

from transit hubs and remote parking sites; additionally, providing students with 

hands-on pedestrian safety training 

 

The following are other avenues for the school to explore to meet trip reduction targets. 
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Commuter Assistance 

Baxter Academy is encouraged to engage Go Maine, the statewide commuter assistance 

program, in order to sign up participating staff who walk, bike, carpool, and use public transit 

for: 

 the Emergency Ride Home benefit 

 NuRide trip rewards 

 expanding ride-matching possibilities to include additional downtown Portland 

employees.   

Carpooling for school staff is a challenge because of their geographic spread and diverse 

schedules both at the school and in their home lives.  However, some staff do carpool when 

possible.  One or more vanpools, utilizing vRide, may also become an option if a number of 

staff from a particular municipality enter the school’s employ.     

 

Baxter can also partner with Go Maine and other local multi-modal groups, such as the 

Bicycle Coalition of Maine, to provide staff with educational materials regarding active 

transportation and to offer “commute coaching” at the beginning of each school year.        

   

The school can further encourage adults driving an individual pupil to school to match up 

with additional students to carpool.   The school will continue to explore various carpooling 

apps such as groupcarpool.com and share these resources with parents.  As the student body 

grows, the school may wish to develop a customized SchoolPool website interface for 

students and families looking to find a carpool directly.  Confidentiality concerns can be 

ameliorated with an “opt out” form for parents, while still ensuring a higher participation rate 

than an “opt-in” program. 

 

Facilitating Walking Trips to and from the School Site 

The school will continue its staff-led hands-on pedestrian safety training for students walking 

in and around downtown.  Many students need to walk to and from the school site for 

daytime activities and to reach public transportation stops and remote parking areas like the 

Marginal Way Park & Ride.  In addition, families dropping off student(s) will be encouraged, 

when feasible, to drive the student passenger(s) to their respective place of work with the 

students walking to/from the 185 Lancaster Street Campus. 

 

To address any concerns about personal safety, the school and student leadership can also 

foster the informal formation of WalkPools, peer walking groups originating at the school or 

at transit stops and remote parking locations to enable students to walk together. 
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Flextime 

When possible, staff who do not need to be at the school during the morning peak hour 

should be encouraged to arrive at a later time and offered a flextime work schedule. 

 

UHaulCarShare & Informal Bikeshare 

Baxter Academy has an account with UHaulCarShare that the school’s employees can access.  

Some Baxter Academy staff bring their vehicles to school because they need a car available 

for trips during the work day.  Concerted education of staff and encouragement to use this 

benefit could alleviate this need.   

 

UHaulCarShare is available in Portland and South Portland, currently providing access to a 

total of nine vehicles on an hourly or daily basis.  One of these is located at 26 Elm Street, just 

three blocks from the school.  At one time there were two UhaulCarShare vehicles on Elm 

Street and, if the demand is strong enough, the school can negotiate with the company for 

additional available vehicles.  

 

Similarly, for shorter staff trips, the school could maintain one or more shared bicycles and 

associated gear such as helmets and locks available for use at the site. 

 

Other Incentives 

 

Campus Campaigns: Baxter could organize an incentive campaign where users of public and 

charter buses, carpools with at least two students, and registered walkers and bicyclists are 

entered into a monthly raffle for gift cards, movie passes, and other benefits.  Alternately, the 

school could consider an internal competition between classes or students and staff - with the 

winners earning a special celebration, such as a field trip to a favorite destination or a class 

party.  

 

F. Education & Promotion 

Baxter Academy administrators will carry on with their strong multi-modal education and 

promotion efforts at the 185 Lancaster Street site.  This includes: 

 Conducting the annual transportation survey of all in-coming students and 

members of the staff and encouraging other modal travel options versus personal 

auto travel. 

 Communicating regularly, via email and open houses, the school’s goal to shift as 

many students as possible to public transportation via the 100% subsidy, as well 

as other modes of transportation. 

 Facilitating student and staff carpool matching 
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Per the City of Portland’s Technical Standards regarding TDM Plans, Baxter Academy will also: 

 produce a multi-modal page for the school’s website (currently under 

development) and will actively maintain both it and a highly visible TDM bulletin 

board at the school.  Both will provide: 

o Transit provider maps and schedules 

o Go Maine (and Emergency Ride Home Guarantee) and vRide vanpool 

service information 

o Internal information sharing about things such as: desired carpools, transit 

or bicycle commuting mentoring, and the results of student and staff 

transportation surveys  

o Information about specific incentives offered by the school (e.g. the 100% 

transit subsidy) 

o Information on walking and bicycling routes, school parking policies and 

locations, etc. 

 Periodically recognize individual students and staff whose multi-modal activities 

reduce the traffic impact of the school - through newsletter, email, bulletin board, 

or other announcements.  

Additional promotional suggestions for the school to explore, in order to reach trip reduction 

targets, are: 

 Develop a Multimodal Access Map that is posted on the school’s website and 

TDM bulletin board kiosk, identifying the walk zone, common walk routes and 

times, bike lanes and trails, and transit stops and routes.  With the new site, 

students and staff may not realize how short walk and bike times are to particular 

downtown locations and this may encourage fewer auto trips. 

 Form a student committee/subcommittee to advise the school’s TDM work and 

develop peer-led campaigns that encourage active transportation and reduce the 

appeal of driving to school. 

 

G. Monitoring 

Baxter Academy’s TDM Plan will be monitored by its TDM Coordinator. This effort will include: 

 Annual family surveys regarding school transportation preferences 

 Ridership figures on the school-sponsored charter buses 

 Public transit usage through subsidy information 

 The number of families participating in the school’s ride-share/matching program 

 The number of students biking to school 

 The number of students registering their private vehicles with the school and where 

they park in town 
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 The number of staff utilizing school-leased parking 

 The number of staff utilizing public transportation or other travel options 

 Evaluating the daily parking demand of both campus visitors and vendor service 

providers and evaluate if other parking arrangements are deemed warranted 

 Site traffic observations to cross-reference with the annual survey 

 

This data will be compiled and compared against the parking and vehicle trip generation 

goals contained in Section D above.  A summary report will be produced annually and 

submitted to the City’s TDM planning office for review and comment. 

 

H. Project Specific Standards 

 

Infrastructure 

School Zone Safety Features:  Baxter Academy will install a flashing school zone speed limit 

sign assembly on Elm Street in advance of the 185 Lancaster Street Campus.  An “End School 

Zone” sign will be appropriately located on Elm Street just west of the designated school bus 

loading zone advising motorists that they are leaving the school zone area.  Secondary school 

speed zone signage will also be installed on both approaches of Lancaster Street that informs 

approaching motorists they are entering a designated school zone.  

 

Baxter Academy will augment the City’s annual crosswalk re-striping program, re-painting 

each of the existing crosswalk markings early spring of each year at the Lancaster Street/Elm 

Street intersection.  

 

School staff will serve as a pedestrian crossing guard at the Lancaster/Elm Streets intersection 

aiding students crossing the Elm Street approach.  A portable “school crossing” sign will be 

appropriately located in the center of the intersection reinforcing the school zone area. 

 

Sidewalk Improvements:  The City recently made sidewalk improvements on Elm Street and 

the Baxter Academy relocation will fund additional sidewalk expansion on Lancaster Street, 

along the frontage of the staff parking area.  

 

Bicycle Parking:  A total of 6 downtown “lollipop” bike racks are being installed for parking 12 

bicycles as part of the school’s Site Plan.  If demand warrants additional facilities, the school is 

committed to providing them. 

 

TDM Bulletin Board: In addition to the school’s website transportation page, the school will 

erect a transportation bulletin board in a prominent location with information on various 

transportation options.  This will include commuter assistance, public transportation, and ride 

matching. 
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Transportation Demand Management (TDM) Plan 
Baxter Academy for Technology and Science 

March 20, 2017 
 
 
Baxter Academies of Maine provides this Transportation Demand Management (TDM) Plan 
for the relocated and consolidated Baxter Academy of Science and Technology at 185 
Lancaster Street.  This public charter high school has a strong cultural commitment to 
continuing and furthering its robust TDM work to encourage and enable the use of public 
transportation, carpooling, bicycling and walking at this new location. It does this in support 
of both its own and the City of Portland’s transportation, liveability, and sustainability goals.    
 
A. Site Transportation Overview & Context 

Baxter Academy has operated under a Transportation Demand Management (TDM) Plan at its 
present York and Congress Street sites since the school’s inception in September 2013 and 
has successfully implemented key TDM strategies to mitigate costs and meet the school’s 
various transportation challenges.  Baxter is free to Maine students and current pupils come 
from 57 municipalities based in the Southern, Central, and Midcoast regions - drawing from 
as far away as Owls Head, Norway, Windsor, and Berwick.  In addition, the student body 
geographical make-up shifts each year with students entering and leaving the school.  
Families have been strongly motivated to utilize the school’s busing and carpooling 
opportunities to make it possible for their children to attend the school and to free 
themselves from costs and travel time associated with transporting their students themselves.   
 
Seventy-nine percent of students use public or charter transportation, walk or bike, or carpool 
with at least one other student.  As stated in the City of Portland’s draft 2017 Comprehensive 
Plan, “The 1993 A Time of Change: Portland Transportation Plan called for reducing the share 
of single occupancy vehicle trips City-wide to 50%, just under the share briefly achieved 
following the oil crisis of the late 1970s, while at the same time increasing the share of trips 
by other modes.”  Thus, Baxter Academy’s student multi-modal rate far surpasses this 
standard.   
 
The staff is also diverse, with individuals commuting from 19 municipalities, including as 
remote as the Waterville area.  Only 30% of Baxter employees drive alone for every trip to the 
campus; all of these drivers indicate that they are conscious of seeking alternatives, but this is 
the only current viable option.  For example, one staff member mentioned that she is hoping 
to use the proposed Metro public transportation route from Gorham.  Other faculty often 
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travel with students and/or with a spouse/partner.  Local staff consistently commute on foot 
and by bicycle.  Public transit use is reimbursable by the school and when applicable, staff 
have availed themselves of this benefit.   
 
Baxter Academy is leasing and remodeling 31,571 square feet of the existing two-story 92,561 
square foot building at 185 Lancaster Street.  Total enrollment at the new site is expected to 
be 400 students, with 60 employed staff.  The adaptive reuse of the structure at this location, 
in the heart of the Bayside neighborhood, supports the multi-modal objectives of the B-7 
zone in which it stands – where dense urban form, mixed-uses, and the utilization of 
transportation beyond the automobile are strongly encouraged.  The school and its multi-
modal initiatives are part of Bayside’s continued renaissance and align with the goals of A 
New Vision for Bayside and the Bayside Master Transportation Plan.    
 
The new school site is pedestrian and bicycle-friendly, located within the strong sidewalk 
network and lower-speed street grid of the Portland Peninsula - and just a block and a half 
from the Bayside Trail.  The location is served by the Metro Route #8, and perhaps most 
importantly, it is just three short blocks from the hub of Greater Portland’s transit services at 
the Elm Street Pulse and Monument Square.  Current students use all of the area’s transit 
providers - Metro local buses and the Breez, Casco Bay Lines ferry service, the South Portland 
Bus Service, the Lakes Region Explorer, and Shuttlebus-Zoom. The school pays 100% of the 
students’ fares.   
 
Baxter also utilizes three charter buses to collect additional students in Lewiston, Windham, 
and Topsham who come from there and nearby municipalities.  The school’s new lease 
includes access to 50 parking spaces in an off-street lot across from the school, which will be 
used for staff and visitors.   
 
B. TDM Coordinator 

The two most vital characteristics of highly successful TDM programs are: (1) they are 
dynamic - piloting strategies, assessing impacts, and modifying tactics as needed, and (2) 
they are managed by committed and enthusiastic staff who are responsible for overseeing, 
promoting and sustaining the program.  
 
Tia Wilson, Operations & Admissions Manager, serves as Baxter Academy’s TDM Coordinator 
and will continue in this role at the school’s new location.  Ms. Wilson is a problem-solver who 
works to educate and connect students, families, and staff with public transportation and 
carpool options.  She conducts an electronic survey of the student body annually before the 
school year begins to remind families of the school’s multi-modal goals, inform them 
regarding transportation options, and to gain a better understanding of which transportation 
mode(s) will benefit them the most.   
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At 185 Lancaster Street, the TDM Coordinator will implement a more comprehensive survey 
of students and staff to meet the City’s TDM Plan surveying requirements (see Section C).  Ms. 
Wilson will continue to explore and help implement additional TDM strategies to reduce 
single-occupancy and low-occupancy vehicle trips to the school.  She also will assist the 
school to continue its pedestrian safety training with students and encourage bicycle 
commuting and safety education for local students and staff.  The Coordinator’s contact 
information is: Tia Wilson, Baxter Academy, 54 York Street, Portland, ME 04101; (207) 699-
5500.  
 
C. Employee and Student Survey 

Per the City of Portland’s Technical Standards regarding TDM Plans, Baxter Academy will 
employ a comprehensive survey of staff and student families at the 185 Lancaster Street site.  
The survey will be conducted annually in electronic form to educate faculty and families 
regarding their transportation options, record mode share, and assist employees and students 
to find carpool matches.   
 
In addition, the survey will identify barriers to the use of public transit, the school charter bus 
system, carpooling, and bicycling and walking for more local students and staff.  Staff and 
students may also be asked to offer additional ideas and strategies for reducing single 
occupancy and low-occupancy private vehicle trips.  The survey will produce comparable data 
from year to year and be available for compilation with other sites’ commute data by a third 
party, such as the City. 
 
D. Trip Generation and Parking Demand Targets 

On behalf of Baxter Academy, Traffic Solutions has produced ITE trip generation and parking 
demand projections to establish the impact of the new school location.  Total forecasted trips 
during the “morning” peak hour are 200 and the parking demand using the 85th percentile is 
projected to be 52 spaces for staff, students, and visitors.   
 
Baxter Academy is committed to continuing its work to reduce single-occupancy and low-
occupancy trips to the campus - to improve multi-modal safety at and near the site, ease 
traffic congestion, and be a sustainable and liveable presence in downtown Portland and the 
Bayside neighborhood.  The school’s trip and parking reduction goals are based on the fact 
that the school has already done a tremendous amount of work to provide collective 
transportation options for its students (via public transportation, charter buses, and 
carpooling) and encourage walking and bicycling for more local students and staff.  These 
existing TDM efforts limit the amount of additional peak hour trip and parking reductions still 
possible.  However, potential reductions might be made in two areas: the single-occupancy 
vehicle trips and parking impacts of staff (51) and students (36) and the low-occupancy trips 
of a single student being dropped off by an adult (80).  
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Trip Reduction Target 
 
Balancing the school’s new setting and multi-modal accessibility, its current TDM practices 
and high multi-modal rates, and student and staff originating locations, an achievable trip 
reduction target is 2% over the first two years after opening for both faculty and pupils.  This 
means a target trip generation of 50 staff trips and 78 one student/one adult trips during the 
AM peak hour by 2019.  The trip target will be re-visited after the first two years of 
implementation. 
 
Parking Reduction Target 
 
As stated in the initial narrative above, Baxter Academy’s policy will be to continue to provide 
only a limited number of off-site parking spaces for its staff and none for its students.  The 
school will use parking permits to manage shared employee use of the lot.  Baxter will also 
reserve a small portion of the parking area for rotating visitors who come to do school 
business (nurses, psychologists, consultants, board members, legal team, etc.). 
 
Students electing to travel to or from Baxter Academy by private automobile will be directed 
to use public off-street parking areas located on Marginal Way, versus on-street spaces 
located near the campus.  The Bayside Trail will facilitate their walk to the school.  This will be 
made clear in the school’s registration materials and its annual communications with families 
before the school year begins.  Students will continue to be issued registration forms that 
collect a copy of their license, car make and model, plate number and where they park in 
Portland.   
 
E. Trip/Parking Reduction Strategies & Incentives 

Baxter Academy will take up its current comprehensive trip reduction strategies again at the 
new location, including: 
 

• Providing charter buses for outlying communities 
• Encouraging the use of public transit within the urban core with 100% funding of 

student and staff trips; the school’s closer proximity to the Elm St. Pulse may help 
reduce some current parent drop-off vehicle trips 

• Encouraging and facilitating carpooling/ridesharing among families and staff 
• Encouraging bicycling through the provision of on-site bike racks  
• Encouraging walking both as a primary mode for local students and staff and also 

from transit hubs and remote parking sites; additionally, providing students with 
hands-on pedestrian safety training 

 
The following are other avenues for the school to explore to meet trip reduction targets. 
 



   

Baxter Academy TDM Plan – March 20, 2017        5 

 

Commuter Assistance 

Baxter Academy is encouraged to engage Go Maine, the statewide commuter assistance 
program, in order to sign up participating staff who walk, bike, carpool, and use public transit 
for: 

• the Emergency Ride Home benefit 
• NuRide trip rewards 
• expanding ride-matching possibilities to include additional downtown Portland 

employees.   

Carpooling for school staff is a challenge because of their geographic spread and diverse 
schedules both at the school and in their home lives.  However, some staff do carpool when 
possible.  One or more vanpools, utilizing vRide, may also become an option if a number of 
staff from a particular municipality enter the school’s employ.     
 
Baxter can also partner with Go Maine and other local multi-modal groups, such as the 
Bicycle Coalition of Maine, to provide staff with educational materials regarding active 
transportation and to offer “commute coaching” at the beginning of each school year.        
   
The school can further encourage adults driving an individual pupil to school to match up 
with additional students to carpool.   The school will continue to explore various carpooling 
apps such as groupcarpool.com and share these resources with parents.  As the student body 
grows, the school may wish to develop a customized SchoolPool website interface for 
students and families looking to find a carpool directly.  Confidentiality concerns can be 
ameliorated with an “opt out” form for parents, while still ensuring a higher participation rate 
than an “opt-in” program. 
 
Facilitating Walking Trips to and from the School Site 

The school will continue its staff-led hands-on pedestrian safety training for students walking 
in and around downtown.  Many students need to walk to and from the school site for 
daytime activities and to reach public transportation stops and remote parking areas like the 
Marginal Way Park & Ride.  In addition, families dropping off student(s) will be encouraged, 
when feasible, to drive the student passenger(s) to their respective place of work with the 
students walking to/from the 185 Lancaster Street Campus. 
 
To address any concerns about personal safety, the school and student leadership can also 
foster the informal formation of WalkPools, peer walking groups originating at the school or 
at transit stops and remote parking locations to enable students to walk together. 
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Flextime 
When possible, staff who do not need to be at the school during the morning peak hour 
should be encouraged to arrive at a later time and offered a flextime work schedule. 
 
UHaulCarShare & Informal Bikeshare 

Baxter Academy has an account with UHaulCarShare that the school’s employees can access.  
Some Baxter Academy staff bring their vehicles to school because they need a car available 
for trips during the work day.  Concerted education of staff and encouragement to use this 
benefit could alleviate this need.   
 
UHaulCarShare is available in Portland and South Portland, currently providing access to a 
total of nine vehicles on an hourly or daily basis.  One of these is located at 26 Elm Street, just 
three blocks from the school.  At one time there were two UhaulCarShare vehicles on Elm 
Street and, if the demand is strong enough, the school can negotiate with the company for 
additional available vehicles.  
 
Similarly, for shorter staff trips, the school could maintain one or more shared bicycles and 
associated gear such as helmets and locks available for use at the site. 
 
Other Incentives 
 
Campus Campaigns: Baxter could organize an incentive campaign where users of public and 
charter buses, carpools with at least two students, and registered walkers and bicyclists are 
entered into a monthly raffle for gift cards, movie passes, and other benefits.  Alternately, the 
school could consider an internal competition between classes or students and staff - with the 
winners earning a special celebration, such as a field trip to a favorite destination or a class 
party.  

 
F. Education & Promotion 

Baxter Academy administrators will carry on with their strong multi-modal education and 
promotion efforts at the 185 Lancaster Street site.  This includes: 

• Conducting the annual transportation survey of all in-coming students and 
members of the staff and encouraging other modal travel options versus personal 
auto travel. 

• Communicating regularly, via email and open houses, the school’s goal to shift as 
many students as possible to public transportation via the 100% subsidy, as well 
as other modes of transportation. 

• Facilitating student and staff carpool matching 
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Per the City of Portland’s Technical Standards regarding TDM Plans, Baxter Academy will also: 

• Produce a multi-modal page for the school’s website (currently under 
development) and will actively maintain both it and a highly visible TDM bulletin 
board at the school.  Both will provide: 
o Transit provider maps and schedules 
o Go Maine (and Emergency Ride Home Guarantee) and vRide vanpool 

service information 
o Internal information sharing about things such as: desired carpools, transit 

or bicycle commuting mentoring, and the results of student and staff 
transportation surveys  

o Information about specific incentives offered by the school (e.g. the 100% 
transit subsidy) 

o Information on walking and bicycling routes, school parking policies and 
locations, etc. 

• Periodically recognize individual students and staff whose multi-modal activities 
reduce the traffic impact of the school - through newsletter, email, bulletin board, 
or other announcements.  

Additional promotional suggestions for the school to explore, in order to reach trip reduction 
targets, are: 

• Develop a Multimodal Access Map that is posted on the school’s website and 
TDM bulletin board kiosk, identifying the walk zone, common walk routes and 
times, bike lanes and trails, and transit stops and routes.  With the new site, 
students and staff may not realize how short walk and bike times are to particular 
downtown locations and this may encourage fewer auto trips. 

• Form a student committee/subcommittee to advise the school’s TDM work and 
develop peer-led campaigns that encourage active transportation and reduce the 
appeal of driving to school. 
 

G. Monitoring 

Baxter Academy’s TDM Plan will be monitored by its TDM Coordinator. This effort will include: 

• Annual family surveys regarding school transportation preferences 
• Ridership figures on the school-sponsored charter buses 
• Public transit usage through subsidy information 
• The number of families participating in the school’s ride-share/matching program 
• The number of students biking to school 
• The number of students registering their private vehicles with the school and where 

they park in town 
 



   

Baxter Academy TDM Plan – March 20, 2017        8 

• The number of staff utilizing school-leased parking 
• The number of staff utilizing public transportation or other travel options 
• Evaluating the daily parking demand of both campus visitors and vendor service 

providers and evaluate if other parking arrangements are deemed warranted 
• Site traffic observations to cross-reference with the annual survey 

 
This data will be compiled and compared against the parking and vehicle trip generation 
goals contained in Section D above.  A summary report will be produced annually and 
submitted to the City’s TDM planning office for review and comment. 

 
H. Project Specific Standards 
 
Infrastructure 

School Zone Safety Features:  Baxter Academy will install a flashing school zone speed limit 
sign assembly on Elm Street in advance of the 185 Lancaster Street Campus.  An “End School 
Zone” sign will be appropriately located on Elm Street just west of the designated school bus 
loading zone advising motorists that they are leaving the school zone area.  Secondary school 
speed zone signage will also be installed on both approaches of Lancaster Street that informs 
approaching motorists they are entering a designated school zone.  
 
Baxter Academy will augment the City’s annual crosswalk re-striping program, re-painting 
each of the existing crosswalk markings early spring of each year at the Lancaster Street/Elm 
Street intersection.  
 
School staff will serve as a pedestrian crossing guard at the Lancaster/Elm Streets intersection 
aiding students crossing the Elm Street approach.  A portable “school crossing” sign will be 
appropriately located in the center of the intersection reinforcing the school zone area. 

 
Sidewalk Improvements:  The City recently made sidewalk improvements on Elm Street and 
the Baxter Academy relocation will fund additional sidewalk expansion on Lancaster Street, 
along the frontage of the staff parking area.  
 
Bicycle Parking:  A total of 6 downtown “lollipop” bike racks are being installed for parking 12 
bicycles as part of the school’s Site Plan.  If demand warrants additional facilities, Baxter is 
committed to providing them.  The school’s site work to improve Lancaster Street will provide 
the space required to install supplementary racks, if needed.  
 
TDM Bulletin Board: In addition to the school’s website transportation page, the school will 
erect a transportation bulletin board in a prominent location with information on various 
transportation options.  This will include commuter assistance, public transportation, and ride 
matching. 



March 8, 2017

Shukria Wiar
Planner
City of Portland Maine
389 Congress Street 
Portland, Maine 04101

Baxter Academy Interior Fit-up - Response to Review 
Comments  
185 Lancaster Street, Portland, Maine

Shukria,

 Please see the attached documents and responses below to the 
review comments.

A.1) The square footage has been revised and the application has been 
uploaded to e-plan

A.2) It is understood that the project will need to meet the B-7 Zone 
performance standards applicable to the project as described in section 
14-299 of the zoning ordinance.

A.3) Public Transit is provided to the Site and Building as the Metro Bus 
route stops at the curb adjacent to the building on Elm Street.

A.4) A TDM has been submitted by Bill Bray of traffic solutions, he is 
working with Tom Errico on this process.

A.5) This project is consistent with the City Master Plans as it is providing 
a High School Use within the B7 zone in the neighborhood, thus adding to 
the diversity of uses in the existing neighborhood which is encouraged by 
the Master Plan.

A.6) No New exterior lighting is being proposed as part of this project

A.7) All new HVAC equipment will be placed on existing HVAC unit curbs 
on the building roof, these units are located on the roof far enough away 
from the roof edge that they are not visible from the streets adjacent to 
the building.  The are no ground mounted HVAC units proposed.

A.8) The proposed exterior signage is shown on the exterior elevations 
submitted to the City, they are not lit signs.  The signs are placed on the 
facades to help the users of the building navigate to the main entry on 

RYAN SENATORE ARCHITECTURE

 207-650-6414

 senatorearchitecture.com

 ryan@senatorearchitecture.com
 
 565 Congress Street, Suite 304
 Portland, Maine 04101
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Lancaster Street.  Traffic signage is shown on the Site plans directing the 
users of the building to the appropriate parking and travel operations.

A.9) The signage and landscaping is designed to meet the B-7 design 
standards, there is no new proposed exterior lighting for the project.  A 
separate signage permit application will be submitted to the City at a 
future date

A.10) The right of way is shown on the submitted site plans

B.1) The City of Portland Waste Water capacity application has been 
uploaded to e-plan

B.2) The Survey plan shows the right of way 3.1’ from the outer building 
edge to the property line, the proposed stairs are flush with the building 
bump out edges.  Please see the attached excavation plan from Landry 
French with requires 12” of over excavation so the excavation will be 
within the property boundaries.

B.3) See the revised Site Plans with the additional stormwater information 
uploaded to e-Plan

B.4) See the revised Site Plans uploaded to e-Plan with the right-of way 
information.

Please feel free to contact me with any questions.

Sincerely,

Ryan Senatore, AIA  LEED-AP

Principal

RYAN SENATORE ARCHITECTURE

 207-650-6414

 senatorearchitecture.com

 ryan@senatorearchitecture.com
 
 565 Congress Street, Suite 304
 Portland, Maine 04101
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Transportation Demand Management (TDM) Plan 

Baxter Academy for Technology and Science 

March 8, 2017 
 

 

Baxter Academies of Maine provides this Transportation Demand Management (TDM) Plan 

for the relocated and consolidated Baxter Academy of Science and Technology at 185 

Lancaster Street.  This public charter high school has a strong cultural commitment to 

continuing and furthering its robust TDM work to encourage and enable the use of public 

transportation, carpooling, bicycling and walking at this new location. It does this in support 

of both its own and the City of Portland’s transportation, liveability, and sustainability goals.    

 

A. Site Transportation Overview & Context 

Baxter Academy has operated under a Transportation Demand Management (TDM) Plan at its 

present York and Congress Street sites since the school’s inception in September 2013 and 

has successfully implemented key TDM strategies to mitigate costs and meet the school’s 

various transportation challenges.  Baxter is free to Maine students and current pupils come 

from 57 municipalities based in the Southern, Central, and Midcoast regions - drawing from 

as far away as Owls Head, Norway, Windsor, and Berwick.  In addition, the student body 

geographical make-up shifts each year with students entering and leaving the school.  

Families have been strongly motivated to utilize the school’s busing and carpooling 

opportunities to make it possible for their children to attend the school and to free 

themselves from costs and travel time associated with transporting their students themselves.   

 

Seventy-nine percent of students use public or charter transportation, walk or bike, or carpool 

with at least one other student.  As stated in the City of Portland’s draft 2017 Comprehensive 

Plan, “The 1993 A Time of Change: Portland Transportation Plan called for reducing the share 

of single occupancy vehicle trips City-wide to 50%, just under the share briefly achieved 

following the oil crisis of the late 1970s, while at the same time increasing the share of trips 

by other modes.”  Thus, Baxter Academy’s student multi-modal rate far surpasses this 

standard.   

 

The staff is also diverse, with individuals commuting from 19 municipalities, including as 

remote as the Waterville area.  Only 30% of Baxter employees drive alone for every trip to the 

campus; all of these drivers indicate that they are conscious of seeking alternatives, but this is 

the only current viable option.  For example, one staff member mentioned that she is hoping 

to use the proposed Metro public transportation route from Gorham.  Other faculty often 
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travel with students and/or with a spouse/partner.  Local staff consistently commute on foot 

and by bicycle.  Public transit use is reimbursable by the school and when applicable, staff 

have availed themselves of this benefit.   

 

Baxter Academy is leasing and remodeling 31,571 square feet of the existing two-story 92,561 

square foot building at 185 Lancaster Street.  Total enrollment at the new site is expected to 

be 400 students, with 60 employed staff.  The adaptive reuse of the structure at this location, 

in the heart of the Bayside neighborhood, supports the multi-modal objectives of the B-7 

zone in which it stands – where dense urban form, mixed-uses, and the utilization of 

transportation beyond the automobile are strongly encouraged.  The school and its multi-

modal initiatives are part of Bayside’s continued renaissance and align with the goals of A 

New Vision for Bayside and the Bayside Master Transportation Plan.    

 

The new school site is pedestrian and bicycle-friendly, located within the strong sidewalk 

network and lower-speed street grid of the Portland Peninsula - and just a block and a half 

from the Bayside Trail.  The location is served by the Metro Route #8, and perhaps most 

importantly, it is just three short blocks from the hub of Greater Portland’s transit services at 

the Elm Street Pulse and Monument Square.  Current students use all of the area’s transit 

providers - Metro local buses and the Breez, Casco Bay Lines ferry service, the South Portland 

Bus Service, the Lakes Region Explorer, and Shuttlebus-Zoom. The school pays 100% of the 

students’ fares.   

 

The site will also include a 150-foot drop-off zone on Elm Street to support the use of the 

school’s three charter buses.  These collect additional students in Lewiston, Windham, and 

Topsham who come from there and nearby municipalities.  The school’s lease at 185 

Lancaster Street includes access to 50 parking spaces in an off-street lot across from the 

school, which will be used for staff and visitors.   

 

B. TDM Coordinator 

The two most vital characteristics of highly successful TDM programs are: (1) they are 

dynamic - piloting strategies, assessing impacts, and modifying tactics as needed, and (2) 

they are managed by committed and enthusiastic staff who are responsible for overseeing, 

promoting and sustaining the program.  

 

Tia Wilson, Operations & Admissions Manager, serves as Baxter Academy’s TDM Coordinator 

and will continue in this role at the school’s new location.  Ms. Wilson is a problem-solver who 

works to educate and connect students, families, and staff with public transportation and 

carpool options.  She conducts an electronic survey of the student body annually before the 

school year begins to remind families of the school’s multi-modal goals, inform them 

regarding transportation options, and gain a better understanding of which transportation 

mode(s) will benefit them the most.   
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At 185 Lancaster Street, the TDM Coordinator will implement a more comprehensive survey 

of students and staff to meet the City’s TDM Plan surveying requirements (see Section C).  Ms. 

Wilson will continue to explore and help implement additional TDM strategies to reduce 

single-occupancy and low-occupancy vehicle trips to the school.  She also will assist the 

school to continue its pedestrian safety training with students and encourage bicycle 

commuting and safety education for local students and staff.  The Coordinator’s contact 

information is: Tia Wilson, Baxter Academy, 54 York Street, Portland, ME 04101; (207) 699-

5500.  

 

C. Employee and Student Survey 

Per the City of Portland’s Technical Standards regarding TDM Plans, Baxter Academy will 

employ a comprehensive survey of staff and student families at the 185 Lancaster Street site.  

The survey will be conducted annually in electronic form to educate faculty and families 

regarding their transportation options, record mode share, and assist employees and students 

to find carpool matches.   

 

In addition, the survey will identify barriers to the use of public transit, the school charter bus 

system, carpooling, and bicycling and walking for more local students and staff.  Staff and 

students may also be asked to offer additional ideas and strategies for reducing single 

occupancy and low-occupancy private vehicle trips.  The survey will produce comparable data 

from year to year and be available for compilation with other sites’ commute data by a third 

party, such as the City. 

 

D. Trip Generation and Parking Demand Targets 

On behalf of Baxter Academy, Traffic Solutions has produced ITE trip generation and parking 

demand projections to establish the impact of the new school location.  Total forecasted trips 

during the “morning” peak hour are 200 and the parking demand using the 85th percentile is 

projected to be 52 spaces for staff, students, and visitors.   

 

Baxter Academy is committed to continuing its work to reduce single-occupancy and low-

occupancy trips to the campus - to improve multi-modal safety at and near the site, ease 

traffic congestion, and be a sustainable and liveable presence in downtown Portland and the 

Bayside neighborhood.  The school’s trip and parking reduction goals are based on the fact 

that the school has already done a tremendous amount of work to provide collective 

transportation options for its students (via public transportation, charter buses, and 

carpooling) and encourage walking and bicycling for more local students and staff.  These 

existing TDM efforts limit the amount of additional peak hour trip and parking reductions still 

possible.  However, potential reductions might be made in two areas: the single-occupancy 

vehicle trips and parking impacts of staff (51) and students (36) and the low-occupancy trips 

of a single student being dropped off by an adult (80).  

 



   

Baxter Academy TDM Plan – March 8, 2017        4 

Trip Reduction Target 

 

Balancing the school’s new setting and multi-modal accessibility, its current TDM practices 

and high multi-modal rates, and student and staff originating locations, an achievable trip 

reduction target is 2% over the first two years after opening for both faculty and pupils.  This 

means a target trip generation of 50 staff trips and 78 one student/one adult trips during the 

AM peak hour by 2019. 

 

Parking Reduction Target 

 

As stated in the initial narrative above, Baxter Academy’s policy will be to continue to provide 

only a limited number of off-site parking spaces for its staff and none for its students.  The 

school will use parking permits to manage shared employee use of the lot.  Baxter will also 

reserve a small portion of the parking area for rotating visitors who come to do school 

business (nurses, psychologists, consultants, board members, legal team, etc.). 

 

Students electing to travel to or from Baxter Academy by private automobile will be directed 

to use public off-street parking areas located on Marginal Way, versus on-street spaces 

located near the campus.  The Bayside Trail will facilitate their walk to the school.  This will be 

made clear in the school’s registration materials and its annual communications with families 

before the school year begins.  Students will continue to be issued registration forms that 

collect a copy of their license, car make and model, plate number and where they park in 

Portland.   

 

E. Trip/Parking Reduction Strategies & Incentives 

Baxter Academy will take up its current comprehensive trip reduction strategies again at the 

new location, including: 

 

 Providing charter buses for outlying communities 

 Encouraging the use of public transit within the urban core with 100% funding of 

student and staff trips; the school’s closer proximity to the Elm St. Pulse may help 

reduce some current parent drop-off vehicle trips 

 Encouraging and facilitating carpooling/ridesharing among families and staff 

 Encouraging bicycling through the provision of on-site bike racks  

 Encouraging walking both as a primary mode for local students and staff and also 

from transit hubs and remote parking sites; additionally, providing students with 

hands-on pedestrian safety training 

 

The following are other avenues for the school to explore to meet trip reduction targets. 
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Commuter Assistance 

Baxter Academy is encouraged to engage Go Maine, the statewide commuter assistance 

program, in order to sign up participating staff who walk, bike, carpool, and use public transit 

for: 

 the Emergency Ride Home benefit 

 NuRide trip rewards 

 expanding ride-matching possibilities to include additional downtown Portland 

employees.   

Carpooling for school staff is a challenge because of their geographic spread and diverse 

schedules both at the school and in their home lives.  However, some staff do carpool when 

possible.  One or more vanpools, utilizing vRide, may also become an option if a number of 

staff from a particular municipality enter the school’s employ.     

 

Baxter can also partner with Go Maine and other local multi-modal groups, such as the 

Bicycle Coalition of Maine, to provide staff with educational materials regarding active 

transportation and to offer “commute coaching” at the beginning of each school year.        

   

The school can further encourage adults driving an individual pupil to school to match up 

with additional students to carpool.   The school will continue to explore various carpooling 

apps such as groupcarpool.com and share these resources with parents.  As the student body 

grows, the school may wish to develop a customized SchoolPool website interface for 

students and families looking to find a carpool directly.  Confidentiality concerns can be 

ameliorated with an “opt out” form for parents, while still ensuring a higher participation rate 

than an “opt-in” program. 

 

Facilitating Walking Trips to and from the School Site 

The school will continue its staff-led hands-on pedestrian safety training for students walking 

in and around downtown.  Many students need to walk to and from the school site for 

daytime activities and to reach public transportation stops and remote parking areas like the 

Marginal Way Park & Ride.  In addition, families dropping off student(s) will be encouraged, 

when feasible, to drive the student passenger(s) to their respective place of work with the 

students walking to/from the 185 Lancaster Street Campus. 

 

To address any concerns about personal safety, the school and student leadership can also 

foster the informal formation of WalkPools, peer walking groups originating at the school or 

at transit stops and remote parking locations to enable students to walk together. 
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Flextime 

When possible, staff who do not need to be at the school during the morning peak hour 

should be encouraged to arrive at a later time and offered a flextime work schedule. 

 

UHaulCarShare & Informal Bikeshare 

Baxter Academy has an account with UHaulCarShare that the school’s employees can access.  

Some Baxter Academy staff bring their vehicles to school because they need a car available 

for trips during the work day.  Concerted education of staff and encouragement to use this 

benefit could alleviate this need.   

 

UHaulCarShare is available in Portland and South Portland, currently providing access to a 

total of nine vehicles on an hourly or daily basis.  One of these is located at 26 Elm Street, just 

three blocks from the school.  At one time there were two UhaulCarShare vehicles on Elm 

Street and, if the demand is strong enough, the school can negotiate with the company for 

additional available vehicles.  

 

Similarly, for shorter staff trips, the school could maintain one or more shared bicycles and 

associated gear such as helmets and locks available for use at the site. 

 

Other Incentives 

 

Campus Campaigns: Baxter could organize an incentive campaign where users of public and 

charter buses, carpools with at least two students, and registered walkers and bicyclists are 

entered into a monthly raffle for gift cards, movie passes, and other benefits.  Alternately, the 

school could consider an internal competition between classes or students and staff - with the 

winners earning a special celebration, such as a field trip to a favorite destination or a class 

party.  

 

F. Education & Promotion 

Baxter Academy administrators will carry on with their strong multi-modal education and 

promotion efforts at the 185 Lancaster Street site.  This includes: 

 Conducting the annual transportation survey of all in-coming students and 

members of the staff and encouraging other modal travel options versus personal 

auto travel. 

 Communicating regularly, via email and open houses, the school’s goal to shift as 

many students as possible to public transportation via the 100% subsidy, as well 

as other modes of transportation. 

 Facilitating student and staff carpool matching 
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Per the City of Portland’s Technical Standards regarding TDM Plans, Baxter Academy will also: 

 produce a multi-modal page for the school’s website (currently under 

development) and will actively maintain both it and a highly visible TDM bulletin 

board at the school.  Both will provide: 

o Transit provider maps and schedules 

o Go Maine (and Emergency Ride Home Guarantee) and vRide vanpool 

service information 

o Internal information sharing about things such as: desired carpools, transit 

or bicycle commuting mentoring, and the results of student and staff 

transportation surveys  

o Information about specific incentives offered by the school (e.g. the 100% 

transit subsidy) 

o Information on walking and bicycling routes, school parking policies and 

locations, etc. 

 Periodically recognize individual students and staff whose multi-modal activities 

reduce the traffic impact of the school - through newsletter, email, bulletin board, 

or other announcements.  

Additional promotional suggestions for the school to explore, in order to reach trip reduction 

targets, are: 

 Develop a Multimodal Access Map that is posted on the school’s website and 

TDM bulletin board kiosk, identifying the walk zone, common walk routes and 

times, bike lanes and trails, and transit stops and routes.  With the new site, 

students and staff may not realize how short walk and bike times are to particular 

downtown locations and this may encourage fewer auto trips. 

 Form a student committee/subcommittee to advise the school’s TDM work and 

develop peer-led campaigns that encourage active transportation and reduce the 

appeal of driving to school. 

 

G. Monitoring 

Baxter Academy’s TDM Plan will be monitored by its TDM Coordinator. This effort will include: 

 Annual family surveys regarding school transportation preferences 

 Ridership figures on the school-sponsored charter buses 

 Public transit usage through subsidy information 

 The number of families participating in the school’s ride-share/matching program 

 The number of students biking to school 

 The number of students registering their private vehicles with the school and where 

they park in town 

 



   

Baxter Academy TDM Plan – March 8, 2017        8 

 The number of staff utilizing school-leased parking 

 The number of staff utilizing public transportation or other travel options 

 Evaluating the daily parking demand of both campus visitors and vendor service 

providers and evaluate if other parking arrangements are deemed warranted 

 Site traffic observations to cross-reference with the annual survey 

 

This data will be compiled and compared against the parking and vehicle trip generation 

goals contained in Section D above.  A summary report will be produced annually and 

submitted to the City’s TDM planning office for review and comment. 

 

H. Project Specific Standards 

 

Infrastructure 

School Zone Safety Features:  Baxter Academy will install a flashing school zone speed limit 

sign assembly on Elm Street in advance of the 185 Lancaster Street Campus.  An “End School 

Zone” sign will be appropriately located on Elm Street just west of the designated school bus 

loading zone advising motorists that they are leaving the school zone area.  Secondary school 

speed zone signage will also be installed on both approaches of Lancaster Street that informs 

approaching motorists they are entering a designated school zone.  

 

Baxter Academy will augment the City’s annual crosswalk re-striping program, re-painting 

each of the existing crosswalk markings early spring of each year at the Lancaster Street/Elm 

Street intersection.  

 

School staff will serve as a pedestrian crossing guard at the Lancaster/Elm Streets intersection 

aiding students crossing the Elm Street approach.  A portable “school crossing” sign will be 

appropriately located in the center of the intersection reinforcing the school zone area. 

 

Sidewalk Improvements:  The City recently made sidewalk improvements on Elm Street and 

the Baxter Academy relocation will fund additional sidewalk expansion on Lancaster Street, 

along the frontage of the staff parking area.  

 

Bicycle Parking:  A total of 6 downtown “lollipop” bike racks are being installed for parking 12 

bicycles as part of the school’s Site Plan.  If demand warrants additional facilities, the school is 

committed to providing them. 

 

TDM Bulletin Board: In addition to the school’s website transportation page, the school will 

erect a transportation bulletin board in a prominent location with information on various 

transportation options.  This will include commuter assistance, public transportation, and ride 

matching. 
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