
6/15/22, 8:21 AM IDEALS Institute meeting
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Kellan Simpson <kmsimp1@gmail.com> Jun 14, 2022, 5:56:18 PM (14 hours ago) 

to planningboard@portlandmaine.gov

Two comments

1. Every conversation seems to be focused around cars and building new exits and making wider roads. I hope
the board can stop planning around cars for site access and thinking only about cars and traffic. We should be
pushing for complete solutions to access the site without cars.
2. Please push for revitalizing the old rail bridge and applying for federal funding to get that done

� � �
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Memo 
To: City of Portland Maine Planning Board 

Maggie Stanley, Chair 

CC: Portland City Councilor Andrew Zarro, Chair 
City of Portland Sustainability and Transportation Committee 

From: Maine Rail Transit Coalition 
Anthony Donovan, Managing Director 

Date:  June 14, 2022 

RE: Zoning Map and Text Amendment; 1 Bean Pot Circle; IDEALS 

Chair Stanley and Members of the Portland Planning Board, 

The Maine Rail Transit Coalition (MRTC) would like to express our support for the proposed zone 
change for the development of the IDEALS’ Roux campus at the former B and M Bean site.  The 
MRTC is currently engaged in a project to bring a light rail passenger train service on the state-
owned railroad adjacent to the development, and therefore has a strong interest in this projects 
impact on the railway, as well as the potential to benefit the climate, reducing congestion and 
provide equitable economic benefits to the region. 

The developer has presented strategies for reducing the number of vehicle trips and to alleviate 
the impacts of vehicles on the environment and surrounding community.  In addition to its 
proposed bicycling and pedestrian infrastructure, the strategies include a concept for expanding 
the Interstate highway to include a new highway interchange into the development and a 
conceptual idea for a ferry service operating from a pier on the site. 

The MRTC advocates for expanding multi-modal systems of mobility, while seeking to 
discourage expanding highway use and our societal dependency on automobiles.  As per the 
Governors recent Climate Change report, transportation is responsible for 54% of the 
Greenhouse Gas Emissions contributing to Climate Change. 

While the strategy of connecting the development by ferry is innovative and in line with the City 
of Portland as a working waterfront community, we are genuinely concerned that the strategy 
of expanding I-295 will only lead to more traffic congestion at great cost.  A 2011 state DOT 
study projected 40,000 vehicles entering the city every morning from the Interstate highways. 
This will only lead to further expansion and widening of I-295, and more highway congestion 
and pollution. 

We do however appreciate the strategy of innovation to resolve critical transportation issues. 
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The state-owned St. Lawrence & Atlantic railroad is an existing transportation infrastructure in 
place and can be restored for a passenger train service. Reconstruction of the trestle bridge into 
the city has been evaluated by a number of engineers and can be done, at a reasonable cost. 
Passenger train service can, and should, be provided on this route into the City. 
 
The IDEALS development has engaged the services of VHB as their transportation consulting 
firm. VHB is also the go-to firm for the state in all the state rail studies, including a recent report 
on a passenger train service into downtown Portland from Westbrook. VHB has the ability, and 
data for determining passenger train benefits, ridership and impacts on congestion. 
 
The MRTC respectively requests that the Portland Planning Board directs the IDEALS 
development to include in their traffic impact analysis the potential for a passenger train service 
to the site on the adjacent state railway. 
 
No less innovative than the idea of a ferry, or expanding bike-ped pathway, and far more 
innovative than expansion of a highway, the concept of a passenger train service must not be 
left out of the evaluation of this development. 
 
The proposed IDEALS development has the potential to not only provide an institution of higher 
learning, jobs, housing and services, but also to address the serious issue of Climate Change.   
 
MRTC would also like to request a meeting with members of the Planning Board, as well as those 
responsible for transportation components of the project, to provide in-depth input on the 
proposal for a multi-modal system of transportation using the existing railroad infrastructure. 
 

Sincerely, 

_________________________ 

Anthony Donovan, Director 
Maine Rail Transit Coalition 
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6/14/22, 9:41 AM City of Portland Mail - Bean Pot Rd development
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Zachary Powell <zpowell@portlandmaine.gov>

Bean Pot Rd development
HMason Sears <hmasonsears@gmail.com> Tue, Jun 14, 2022 at 6:36 AM
To: zpowell@portlandmaine.gov

Zach,

i'm writing to express my concerns about the  proposed development at the former B&M bean factory.
I am a neighbor ( 72 veranda st )
My first major concern is the traffic impact  to the the Veranda st  area.   Will the city conduct their own traffic study or
have a consultant review the proposed traffic plan?    we all know  alternative traffic reducting measures such as
carpooling, share cars, biking , buse etc are far from a solution to alleviate  single rider car trips.  A worst case I would
imagine is a cold post snow storm day, with limited sidewalks and a lot of cars  flooding the area while kids are walking to
school..

My second concern is the Institutional overlay zone is  not in keeping with other  examples of it in the city.   it appear that
this a commercial for profit development with a "school" as the development vehicle.  while I understand  some other
housing and mixed use is part of a campus, it feels like the city is getting gamed on this.

my final point is more of a overall concern for   this type of industrial water front site being converting to non
industrial uses ( this project does not need a water front location, and could be developed on a none working waterfront
location )
while people have grown up with beans being made at the site ( not a waterfront activity ),  I belive there is a good
argument for the preservation of  this working waterfront.   as the pressures of development  increase on the commercial
st. corridor  the city would be well balanced with an outlet for existing waterfront activities.  commercial fishing, offshore
support, recreation / commercial  vessels repair, aquaculture, offshore wind, the list goes on  to activities yet to be known 
but history has shown new water based industries will emerge.
I know the city has had a desire to relocate the commercial barge service loading  to the islands  from the eastern prom. 
as it would decrease industrial traffic thru the park, help with parking,   ( witha little dredging this site could accommodate
a barge transfer ramp)  I would imagine a public private partnership could be  developed to create multi -use site to serve
the needs of many  diverse industries that could be supported at that site 

Thank you,

Mason Sears
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6/15/22, 8:21 AM Support for the Roux Institute project
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Bourque, Michael <mbourque@memic.com> Jun 14, 2022, 5:26:33 PM (15 hours ago) 

to planningboard@portlandmaine.gov

Good afternoon:

My name is Michael Bourque and I live at 137 Noyes Street in Portland. I also serve as the president and CEO of
MEMIC, a workers’ compensation insurance company with offices on Commercial Street and based here in Portland.
At this location, we have about 300 employees.

I am here to offer my support for this incredibly important project for Portland, and for Maine. Already, in a few short
years, in small leased space, Roux has started to show its potential. At MEMIC, we have already begun to enjoy this
partnership. Last summer, our entire senior leadership team (about 25 people) did a 6-part program called
“Leadership in Analytics. ” That offering, right here locally, helped prepare my mid-career team with exposure to
important innovations in the use of data through world class instruction.  

Think about multiplying that simple experience by hundreds of Maine-based companies. Think of hundreds of
students who can have access to cutting-edge faculty in life sciences and data analytics. Think of the incredible
opportunity incubate dozens and dozens of small businesses – some who could become the next Idexx or Jax. Think
about being known as the home to ground-breaking research. The opportunity for Portland and for Maine is nothing
like we have seen certainly in my 30+ years in Portland.

I walk and run the Back Cove Trail on a nearly-daily basis. I look forward with pride for Portland as I think about
passing this incredible development every day. Please support this important project for the Roux Institute, which
respects Portland heritage while inspiring --and helping create-- a great future!

Thank you.

--------------------------------

Michael P. Bourque, APR, WCP

President and CEO

The MEMIC Group

PO Box 11409

Portland, ME 04104

(o) 207.791.3301 | (m) 207.749.8815

� � �
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93 High Street, Portland ME 04101 | 207.774.5561 | info@portlandlandmarks.org | portlandlandmarks.org 

June 14, 2022 

Dear Chair Stanley and Members of the Planning Board: 

Founded in 1964, Greater Portland Landmarks is a non-profit advocacy organization that works toward the 
preservation and revitalization of greater Portland’s built environment. Our goal is to save greater Portland’s 
historic places through preservation and adaptive use while promoting creative new architecture that 
enhances historic neighborhoods. We appreciate the opportunity to comment on projects that impact the 
historic character of the city. 

Landmarks is pleased to support IDEALS/The Roux Institute’s application to amend the existing 
Institutional Overlay Zone (IOZ) regulations to permit IDEALS/The Roux Institute at Northeastern 
University to pursue an IOZ as an identified major City institution, change the underlying zoning of the site 
from I-M to B-5, and adopt a new IOZ for this property. We think this is a great way to manage the site for 
its new uses, in conjunction with the applicant’s recently approved nomination to the City Council by the 
Historic Preservation Board as a local landmark. We are excited for the rehabilitation of the Burnham & 
Morrill Cannery and the applicant’s overall reactivation of an important component of the fabric of 
Portland. Thank you for the opportunity to comment.   

Sincerely, 

C. Ian Stevenson
Director of Advocacy

P
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Chair Stanley and Members of the Portland Planning Board,

The Portland Bicycle & Pedestrian Advisory Committee (PBPAC) would like to express our
support for the proposed improvements to multi-modal transportation presented by the Roux
Institute Institutional Development Plan (IDP). We would also like to request a meeting with
members of the Planning Board, as well as those responsible for transportation components of
the project, to provide in-depth input on the proposed bicycling and pedestrian infrastructure.

The proposed Roux Institute development has the potential to not only increase Portland’s
green space and ocean-front trails, but also to extend Portland’s existing bicycling network and
better connect parts of the city and neighboring communities that are currently best served by
car traffic. The potential to connect the Institute to the Back Cove Trail and to the peninsula by
creating a path on the east side of Tukey’s Bridge would greatly reduce the dangers of bicycling
or walking to the Institute.

One of the main concerns of a development this size is the negative impact it may have on
traffic in the area. By ensuring, from the beginning, that the campus is designed around
bicycling, walking, and public transportation rather than cars, the need to drive to access the
campus can be reduced, thus reducing traffic impacts and creating a safer, more vibrant
neighborhood.

PBPAC has had a number of discussions regarding the potential for improved infrastructure
since the initial announcement of this project, and we would like to request a walk audit with
members of the planning board and project planners to ensure that the needs of pedestrians
and bicyclists are met and duly prioritized. We look forward to providing feedback as the project
progresses.

Thank you for your consideration,

John Clark
Chair
Portland Bicycle & Pedestrian Advisory Committee

The Portland Bicycle and Pedestrian Advisory Committee is an ad-hoc group of Portland-area residents
working to make the city and region a better place to walk, bicycle, and wheelchair. We advocate and
educate on bicycle, transit, and pedestrian issues, including handicap accessibility. We work in
collaboration with other organizations including the Bicycle Coalition of Maine, Portland Trails, PACTS,
the Portland Department of Public Works and the Portland Planning Department.
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6/22/22, 9:51 AM IDEALS
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Edward F. Libby <Ed_Libby@msn.com> 8:50 AM (1 hour ago) 

to planningboard@portlandmaine.gov

Let’s not sell ourselves short.  While the amount of private commercial development seems disproportionate to a
premier education facility that was the initial “sell” that the Roux Institute may have given for the site, here is a VERY
similar proposal for a VERY similar site with a different developer than IDEALS.  Divcowest is offering tremendous
public benefits compared to IDEALS.  Please take this slowly so that the city gets the most bang for its buck, rather
than lining the pockets of a few slick developers who many believe are in the middle of a “bait and switch” foisted on
the city of Portland.

The development would also deliver a number of sizeable benefits to the city. The project team is proposing $54
million in one-time fees, which would incorporate a $35 million affordable housing fee, a $4.5 million Bayfront
development fee and a $14.5 million public facilities impact fee.

In addition, the City is looking to gain approximately $3.1 million in annual revenue along with 4,000 to 5,000 high-
earning life science jobs and another 300 jobs that would be created during the construction phase of the project. 

See full article here:

https://news.theregistrysf.com/divcowest-woodstock-unveil-grand-plans-for-a-5-building-1-46mm-sqft-life-science-
tech-hub-in-burlingame/

PC7

https://news.theregistrysf.com/divcowest-woodstock-unveil-grand-plans-for-a-5-building-1-46mm-sqft-life-science-tech-hub-in-burlingame/


7/5/22, 9:56 AM Roux

https://groups.google.com/a/portlandmaine.gov/g/planningboard/c/Iqzzd2xhqNI?hl=en 1/1

0 views Subscribe 

Bonnie Craig <craig.portland@yahoo.com> Jul 3, 2022, 3:34:54 PM (yesterday) 

to planningboard@portlandmaine.gov

I was glad to see that some planning board members were questioning Roux zoning request
in the paper.

I am totally against these building heights and all the commercial uses.  The traffic is going

To be one great problem for all of us.

Thx

� � �

Roux
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8/3/22, 9:25 AM IDEALS/Roux Institute

https://groups.google.com/a/portlandmaine.gov/g/planningboard/c/Kx_HeTMXqsc?hl=en 1/1

Sandy Comstock <sandycomstock3@gmail.com> Aug 2, 2022, 2:59:11 PM (18 hours ago) 

to planningboard@portlandmaine.gov

As a resident of the East Deering neighborhood, I feel that our neighborhood has repeatedly been put
in a position of responding to IDEALS' plans, as opposed to working together.  It is my hope that
IDEALS will engage the neighborhood as required in -IDP, Section 8.5.4 and 8.5.5 requiring
"comments from the neighborhood meetings shall provide direction for the content of the IDP" and that
the -IOZ requires that the IDP have "a plan for ongoing community engagement that best represents
best practices, promotes collaborative problem solving around community issues, fosters
transparency, and identifies mechanisms for neighborhood feedback and institutional accountability."
Unfortunately, this has not happened.

We would like a more collaborative process of inclusion, transparency and accountability to the
neighborhood of which IDEALS hopes to become a part.  The Maine Medical Center model set the
standard for a great model of partnership with the neighborhood from the beginning of their process
with great success for all involved. We would expect nothing less for our neighborhood.

Respectfully,

Sandra Comstock
57 Watson Street
Portland, ME  04103

� � �
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8/4/22, 8:45 AM owner of 74 Watson Street and 10 Island street

https://groups.google.com/a/portlandmaine.gov/g/planningboard/c/-S76Gr6DQ0s?hl=en 1/1

Tamas Peredy <peredy.tamas@gmail.com> 2:36 AM (6 hours ago) 

to planningboard@portlandmaine.gov

My wife and I vehemently oppose the grandiose proposal by IDEALS and the Roux institute. While not opposed in
general to development of the Bean Factory property, the size of the project is outrageous compared to the local
conditions: traffic, access, environmental impact. 

It would destroy the surrounding neighborhoods. 

It would cause permanent damage to the waterfront.

It would create dangerous conditions on Washington Avenue and Veranda street.

Please, please reject the proposed development.

Call me for any questions or concerns: 207-233-2388. 

� � �
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8/5/22, 8:52 AM For Planning Board Packet - August 9, 2022 RE 1 Beanpot Circle

https://groups.google.com/a/portlandmaine.gov/g/planningboard/c/vegehtcjdE0?hl=en 1/3

EastDeering Neighbors <ednfrd@gmail.com> Aug 4, 2022, 2:31:47 PM (18 hours ago) 

to Planning@portlandmaine.gov, planningboard@portlandmaine.gov, zpowell@portlandmaine.gov, EastDeering Neighbors

Dear Members of the Portland Planning Board:

As you can see below in the thread of emails, we responded to the request for a
meeting by reaching out to Sam Reiche of IDEALS.  We asked for a written
response to our proposed language for inclusion/consideration in their IDP
(Institutional Development Plan - attached) prior to a meeting so we have
something of substance to discuss.

Sam responded to our request, stating that "to avoid creating a parallel process,
we would prefer to hold off on written response to these requests at this point.." 
By both email and a phone conversation, we conveyed our frustration with their
approach to date, which seems to be creating an adversarial tone to the process.

As a Neighborhood Organization, we ask that the Planning Board direct IDEALS
to engage with the EDNRD in accordance with procedures outlined in the IOZ
process and exemplified by the Maine Medical Center process and other
processes previously carried out under the IOZ framework:

-IDP, Section 8.5.4 and 8.5.5 requires "comments from the neighborhood
meetings shall provide direction for the content of the IDP"

-IOZ requires that the IDP have "a plan for ongoing community engagement
that best represents best practices, promotes collaborative problem
solving around community issues, fosters transparency, and identifies
mechanisms for neighborhood feedback and institutional accountability."

We are concerned that this has not happened and that IDEALS persists in
piecemeal discussions with selected individuals that are not collaborative
but reactive.

We request that the Planning Board direct IDEALS to engage in a well
documented and collaborative process that secures neighborhood input
in a systematic and public fashion.

Thank you for your consideration.

� � �
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8/5/22, 8:52 AM For Planning Board Packet - August 9, 2022 RE 1 Beanpot Circle

https://groups.google.com/a/portlandmaine.gov/g/planningboard/c/vegehtcjdE0?hl=en 2/3

Steve Von Vogt
East Deering Neighbors for Responsible Development
___________________________________________________________
RESPONSE FROM IDEALS TO E-MAIL SENT 7-18-22

Steve,

 

Thank you again for your willingness to meet, and for laying out these thoughtful comments. We are
in the midst of updating our proposed IDP and Regulatory Framework now and will do our best to
address these thoughts and questions in those documents.  To avoid creating a process parallel of
the City’s we would prefer to hold off on written responses to these requests at this point, and also
to ensure we are being as thorough as possible.  Of course, we will make sure you have our
updated documents as soon as they are ready, and it would also be a great help to meet in the
meantime to ensure we understand the various points and perspectives.  I shared your document
with the City too, to ensure they have them for their own review.  Would you still be open to meeting,
so that we can better understand your comments and be as responsive as possible? 

 

Best,
 Sam

 

 

Sam Reiche

Initiative for Digital Engineering and Life Sciences (IDEALS)

www.rouxcampusportland.org

Cell: 207-939-6308

From: EastDeering Neighbors <ednfrd@gmail.com>
 Sent: Monday, July 18, 2022 6:42 PM

 To: Sam Reiche <sam.reiche@ideals.org>
 Subject: Meet with EDNFRD

 

Sam,

 

Please find attached the language developed by the neighborhood for consideration in the
development of the IDP.   We would appreciate a written response prior to setting up a meeting with
you; that way we'll have something substantive to discuss.  

http://www.rouxcampusportland.org/
tel:(207)%20939-6308
mailto:ednfrd@gmail.com
mailto:sam.reiche@ideals.org
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Look forward to hearing from you. 

 

Steve

East Deering Neighbors for Responsible Development

Windsor Heights

Portland, ME  04103



   
 Consideration of Inclusion in the IDEALS Institutional Development Plan (IDP) 
 
Scooping meeting, Section 8.5.4 and 8.5.5 requires “comments from neighborhood 
meetings shall provide direction for the content of the IDP.” 
  
      1.) Purpose statement should include language to establish an overlay zone that   
  protects the values and integrity of established residential neighborhood with a   
  compatible development at medium densities appropriate to the existing     
  neighborhood in meeting the city's Comprehensive Plan. 
      
      2.) Permitted Uses as described in approved overlays for USM and Waynflete as 
 School Uses (Sections 8.10.3 and 8.11.4) and other buildings customarily 
 incidental to an academic institution. 

• Include regulatory standards to define “substantially” supportive uses. 
• Faculty and student housing shall not be considered Residential housing. 
• Prohibited uses to include hotel, retail, commercial and other uses not specific 

to the function and operation of an academic institution (ample supply for 
access to all to of these amenities currently exist in our downtown). 

•  
3.) Dimensional Requirements subject to the underlying B-5 zone of 65ft height of 

buildings except for 85 ft buildings (similar to USM Overlay restriction for height 
of buildings). 

 
4.) Parking/Transportation studies shall determine parking and transportation 

requirements to sufficiently accommodate the short-term and long-term needs of 
IDEALS high-tech hub and the neighborhood to be considered by the Planning 
Board including the following: 
• Applicant shall provide 'actual' # of vehicle trips generated by the project and 

the methodology used including MDOT required trip generation based on trip 
tables in the 11th edition of Trip Manual. 

• Plan shall provide trip generation data for 'actual' # of internal trips & public 
traffic into the site. 

• Applicant shall provide Mitigation Plan to improve safety at high crash 
location of Washington and Veranda Street intersection and along school 
walking routes in the area. 

• Applicant shall develop a ''Trips Model' to define travel routes more 
accurately. 

• Plan to include data-based evidence of proposed 37% reduction in cars from 
ITE trip generation and 20% reduction in parking demand and address 
seasonal impact. 



• Applicant shall provide specific off-site improvements to maintain acceptable 
and safe levels of service and provide data-based detail regarding the 

      far-reaching traffic impacts. 
 
Applicant shall develop a Parking Management Plan which discourages on-street 
parking (example UNE experience) and seek alternative ways to reduce traffic demand 
including a second point of access to the site. 

• Requirement as to specific details of garage capacity, availability to who, and 
terms of contractual agreement with privately run operation of garage.   

 
     5.) Parking Demand and Capacity shall provide plan for meeting long-term      
 implications rather than building parking demand over time. 

• Include projections for all vehicular trips intended to park on-site. 
 
     6.) Campus Housing shall require a campus housing analysis as outlined in 
   Section 8.10.10 from USM Overlay requirements 

• Contractual agreement with privately operated housing to provide housing for 
student and faculty (not the public). 

 
     7.) Neighborhood Integration and Engagement to include language that IDEALS 
 shall “adhere to ongoing community engagement going community engagement 
 principles” to be identified in the IDP. And  IDEALS shall “conduct ongoing 
 community engagement, including the formation of a Neighborhood Advisory 
 comprised of members from the East Deering Residents for Responsible 
 Development and the East Deering Neighborhood Association. 

• Specific plan in IDP for community engagement principles. 
• A process that represents best practices, promotes problem solving around 

community issues, fosters transparency and identifies mechanisms for 
neighborhood feedback beyond a web page approach and institutional 
accountability. 

       
     8.) Mitigate site impacts on surrounding neighborhood infrastructure including, but 
 not limited to the older storm/sewer system. Mitigation plan shall include 
 financial obligation to pay for these impacts outside the site. 
 
      9.) Shoreline zoning runs through the site; therefore, a geological study should be    
  required as to impact of proposed build-out of the site. 
 
     10.) Legal contractual documentation of future ownership transfer to Roux as 
 requirement for approval of an IOZ change to meet the IOZ requirement that 
 property owner must be held in right, title, or interest by eligible institution. 
 



     11.) Clear description and clarifying language related to IDEALS plan to design 
 on a “build to suit” basis and will lease it to IDEALS.  They also plan to   
 develop partnerships with the private sector to construct and operate housing, 
 parking, hotel, commercial office, and laboratory buildings to support the primary 
 academic uses – all of which will be on a ground lease basis. 

• Specific language as to how the privately operated and leased facilities will 
guarantee adherence to academic uses supportive of the Roux Institute. 

• Language regarding taxes/payments to the city in lieu of property taxes.  
  
List of clarifying questions: 
 

1.) If zoning change granted, how will the city guarantee that the Roux Institute 
building will be built in the project time frame is projected of 2025 or 2026? 
The first phase of site development appears to include hotel and retail 
components but  not all the academic/tech facilities. 

  
2.) Clarification on IDEALS paying property taxes which is relevant to the city 

and taxpayers getting something in return for a tradeoff for expanded uses? 
 

3.) The standards for requesting an IOZ rezoning includes language that 
“comments from neighborhood meetings shall provide direction for the 
content” of the IDP. What specific changes has IDEALS made to address 
neighborhood concerns and provide direction for the content of the IDP? 

 
4.) How does Shoreland Zoning affect the development of the site in terms of the 

placement of buildings? 
 

5.) Is the B-5 zone restricted to the peninsula and are there design standards for 
the B-5?   

 
6.) There are lingering questions about the garage, as to where it is to be located, 

capacity and who will it serve. Can this be clarified? 
 

7.) How will issues of transformation of the East Deering neighborhood as an 
existing middle- and working-class neighborhood be protected from 
gentrification similar to what has happened in Portland on the East End and 
other neighborhoods. 

     
      7.) When and where can the public get the detailed documentations and studies    
  required in the IDP and as part of the approval process? The application 
 itself is lacking in detail nor has specific detail been provided by the applicant 
 at neighborhood roundtable forums. 
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