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LEGAL ADVERTISEMENT - PORTLAND PLANNING BOARD

The Portland Planning Board will hold a meeting on Tuesday, September 25, 2018, Council Chambers, 2™ Floor, City Hall,
389 Congress Street. Public comments will be taken for each item on the agenda during the estimated allotted time and
written comments should be submitted to planningboard@portlandmaine.gov

Workshop - 4:30 p.m.

Level Il Site Plan; 400 West Commercial Street; Phin Sprague, representing Canal Landing, LLC., Applicant.

(4:30 - 5:30 p.m. estimated time) The Board will hold a workshop to consider the development of Phase IV
(Building E) at Canal Landing. The proposal is for an 80 x 150 (12,000 sf) maintenance building (marine repair
services) to be located on the 5.99 acre shorefront property near the new travel lift basin. The proposed building
height is 72 ft, thus it is subject to conditional use standards of the WPDZ. The application is also subject to
review under Portland’s site plan and shoreland zoning standards.

Hotel Linkage Fee, Ordinance Amendments, City of Portland, Applicant. (5:30 - 6:30 p.m. estimated time)

Review and discussion of a proposed ordinance addressing new hotel developments and affordable housing
demand.

Public Hearing - 7:00 p.m.

Level Ill Site Plan, 86 Newbury Street, 86 Newbury Street, LLC., Applicant. (7:00 - 7:45 p.m. estimated time) The
Board will hold a public hearing to consider a proposal for the redevelopment of the Shipyard Brewery site at 86
Newbury Street, which is bounded by Newbury, Mountfort, Fore and Hancock Streets. The existing brewery
building will be renovated and a new four to six story building is proposed with a gross floor area of 174,000 sf.
The proposed uses include 89,387 sf of office space, 44,983 of technical fulfillment pharmacy, 9,500 of brewery,
2,500 sf of tasting room, four retail spaces, and a 105 room hotel and structured parking for 348 vehicles. Ten
residential dwelling units within three buildings, and including 12 parking spaces, are also proposed. The project is
located in the India Street Form Based Code and subject to review under Portland’s subdivision, site plan, and
housing replacement review standards.

Level Il Site Plan; 300 Allen Avenue; Peter Bouchard, representing Estelle Estates, LLC., Applicant.

(7:45 - 8:30 p.m. estimated time) The Board will hold a public hearing focused on the site and building design for a
mixed-use project which includes a 3,600 sf office building fronting on Allen Avenue. The project includes the
demolition of one home and the construction of 12 two-bedroom residential units contained in three duplexes
and two three-unit buildings (total square footage of 16,520 sf). The site is zoned Residence Professional (RP) and
Residential R-5. The project is subject to review under Portland’s conditional use standards for parking in a
residential zone, conditional use standards for inclusionary zoning, and both subdivision and site plan standards.

Level Ill Site Plan and Subdivision; 19 Libby Street; Reed School, LLC., Applicant. (8:30 - 9:15 p.m. estimated time)
The Board will hold a public hearing on the proposed conversion of 13,908 sf of Reed School into eight (8)
residential units. All of the units will be one bedroom units and parking is provided on-site with access from Libby
Street and Homestead Avenue. The site is in the R-3 zone and subject to review under Portland’s subdivision and
site plan standards.

Level Ill Site Plan and Site Location of Development Act; 100 Sewall Street (Thompson’s Point Connector);
Langdon Street Real Estate, Applicant. (9:15 p.m. estimated time) The Board will hold a public hearing on a
proposal to expand the surface parking lot. The proposed 8.8 acre site currently has 3.46 acres of impervious
surface, and the proposal is to expand the parking lot by 2.8 acres to create approximately 300 additional vehicle
parking spaces. The site is located in the B-5 zone and the Resource Protection Zone. The project is subject to
review under Portland’s site plan ordinance and under the City’s delegated review for Site Location Development.

SEAN DUNDON, CHAIR - PORTLAND PLANNING BOARD
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AGENDA
PORTLAND PLANNING BOARD MEETING

The Portland Planning Board will hold a meeting on Tuesday, September 25, 2018, Council Chambers, 2" Floor,
City Hall, 389 Congress Street. Public comments will be taken for each item on the agenda during the
estimated allotted time and written comments should be submitted to planningboard@portlandmaine.gov

WORKSHOP - 4:30 P.M.

Level Il Site Plan; 400 West Commercial Street; Phin Sprague, representing Canal Landing, LLC., Applicant.
(4:30 - 5:30 p.m. estimated time) The Board will hold a workshop to consider the development of Phase IV
(Building E) at Canal Landing. The proposal is for an 80 x 150 (12,000 sf) maintenance building (marine
repair services) to be located on the 5.99 acre shorefront property near the new travel lift basin. The
proposed building height is 72 ft, thus it is subject to conditional use standards of the WPDZ. The
application is also subject to review under Portland’s site plan and shoreland zoning standards.

Hotel Inclusionary Zoning, Ordinance Amendments, City of Portland, Applicant. (5:30 - 6:30 p.m. estimated
time) Review and discussion of a proposed ordinance addressing new hotel developments and affordable
housing demand.

PUBLIC HEARING - 7:00 p.m.

ROLL CALL AND DECLARATION OF QUORUM

COMMUNICATIONS AND REPORTS

REPORT OF ATTENDANCE AT THE FOLLOWING MEETINGS:

September 11, 2018: Mazer, Eaton, Smith, Stanley and Whited present; Dundon and Silk absent.
September 20, 2018: Mazer, Eaton, Smith, Stanley and Whited present; Dundon and Silk absent.

REPORT OF DECISIONS AT THE MEETING HELD ON SEPTEMBER 11, 2018:

Level Ill Site Plan; Parking Garage; 190 and 222 St. John Street; Maine Medical Center, Applicant.
Stanley moved and Whited seconded a motion to waive the bicycle parking requirement to allow a
total of 40 spaces on site. Vote: 5-0, Dundon and Silk absent. Stanley moved and Whited
seconded a motion to waive the driveway width standard to allow a 30’ wide drive to the garage at
D Street. Vote: 5-0, Dundon and Silk absent. Stanley moved and Whited seconded a motion to
waive the aisle width standard to allow 23’ 9.57 and 27 4” within the garage and adjacent surface
parking. Vote: 5-0, Dundon and Silk absent. Stanley moved and Whited seconded a motion to
waive the lighting standard to allow in the north parking area an average illumination level of 1.9
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footcandles and an average and maximum illumination levels on the top of the garage to be 2.4
and 6.4 footcandles, respectively. Vote: 5-0, Dundon and Silk absent. Stanley moved and Whited
seconded a motion to approve the site plan application with 16 conditions of approval. Vote: 5-0,
Dundon and Silk absent.

Level Ill Subdivision/Site Plan and IZ Conditional Use Applications; 56 Hampshire Street; New
Height Group LLC, Applicant. Stanley moved and Whited seconded a motion to waive the
minimum driveway width to allow 16 feet. Vote: 5-0, Dundon and Silk absent. Stanley moved and
Whited seconded a motion to waive the aisle width standard to allow less than 24’ as shown on the
Site Plan C-3.0 Vote: 5-0, Dundon and Silk absent. Stanley moved and Whited seconded a motion
to waive the parking stall standard to vary from the 9 X 18 as shown on the Site Plan C-3.0 Vote: 5-
0, Dundon and Silk absent. Stanley moved and Whited seconded a motion to approve the
Inclusionary Zoning Conditional Use with five (5) conditions of approval. Vote: 5-0, Dundon and
Silk absent. Stanley moved and Whited seconded a motion to approve the subdivision plan with
five (5) conditions of approval. Vote: 5-0, Dundon and Silk absent. Stanley moved and Whited
seconded a motion to approve the site plan with nine (9) conditions of approval. Vote: 5-0,
Dundon and Silk absent.

Zoning Map Amendment to Residential R-3; Hope Avenue; Peter Bouchard, representing Estelle
Estates, LLC., Applicant. Stanley moved and Whited seconded a motion to find the proposed map
amendment consistent with comprehensive plan and to recommend adoption to the City Council.
Vote: 5-0, Dundon and Silk absent.

Level Il Site Plan and Conditional Use Application; 1185 Forest Avenue; B & D ME Realty, LLC,,
Applicant. Stanley moved and Whited seconded a motion to approve the site plan with seven (7)
conditions of approval. Vote: 5-o, Dundon and Silk absent. Stanley moved and Whited seconded a
motion to approve the conditional use application. Vote: 5-o0, Dundon and Silk absent.

NEW BUSINESS

Level Ill Site Plan, 86 Newbury Street, 86 Newbury Street, LLC., Applicant. (7:00 - 7:45 p.m.
estimated time) The Board will hold a public hearing to consider a proposal for the
redevelopment of the Shipyard Brewery site at 86 Newbury Street, which is bounded by Newbury,
Mountfort, Fore and Hancock Streets. The existing brewery building will be renovated and a new
four to six story building is proposed with a gross floor area of 174,000 sf. The proposed uses
include 89,387 sf of office space, 44,983 of technical fulfillment pharmacy, 9,590 of brewery, 2,500
sf of tasting room, four retail spaces, and a 105 room hotel and structured parking for 348 vehicles.
Ten residential dwelling units within three buildings, and including 12 parking spaces, are also
proposed. The project is located in the India Street Form Based Code and subject to review under
Portland’s subdivision, site plan, and housing replacement review standards.

Level Ill Site Plan; 300 Allen Avenue; Peter Bouchard, representing Estelle Estates, LLC., Applicant.
(7:45 - 8:30 p.m. estimated time) The Board will hold a public hearing focused on the site and
building design for a mixed-use project which includes a 3,600 sf office building fronting on Allen
Avenue. The project includes the demolition of one home and the construction of 12 two-




bedroom residential units contained in three duplexes and two three-unit buildings (total square
footage of 16,520 sf). The site is zoned Residence Professional (RP) and Residential R-5. The
project is subject to review under Portland’s conditional use standards for parking in a residential
zone, conditional use standards for inclusionary zoning, and both subdivision and site plan
standards.

Level Ill Site Plan and Subdivision; 19 Libby Street; Reed School, LLC., Applicant. (8:30 - 9:15 p.m.
estimated time) The Board will hold a public hearing on the proposed conversion of 13,908 sf of
Reed School into eight (8) residential units. All of the units will be one bedroom units and parking
is provided on-site with access from Libby Street and Homestead Avenue. The site is in the R-3
zone and subject to review under Portland’s subdivision and site plan standards.

Level Ill Site Plan and Site Location of Development Act; 100 Sewall Street (Thompson’s Point
Connector); Langdon Street Real Estate, Applicant. (9:15 p.m. estimated time) The Board will hold
a public hearing on a proposal to expand the surface parking lot. The proposed 8.8 acre site
currently has 3.46 acres of impervious surface, and the proposal is to expand the parking lot by 2.8
acres to create approximately 300 additional vehicle parking spaces. The site is located in the B-5
zone and the Resource Protection Zone. The project is subject to review under Portland’s site
plan ordinance and under the City’s delegated review for Site Location Development.




Memorandum
Planning and Urban Development Department
Planning Division

To: Sean Dundon, Chair and Members of the Portland Planning Board
From: Matthew Grooms, Planner

Date: September 20, 2018

Re: Canal Landing Ph. IV Development, Canal Landing, LLC

Project #: PL-000216-2018 CBL: 060-F-003

Meeting Date: September 25, 2018

l. INTRODUCTION

Canal Landing, LLC has submitted a Level IlI
site plan and conditional use application for a
new 12,000 square foot maintenance building
to be constructed at 400 West Commercial
Street in the WPDZ Waterfront Port
Development zone. The proposed use is a
permitted use within the zone, however, given
that the height of the proposed building will
extend to 72’ feet above average grade, the
project triggers a conditional use review in
accordance with Section 14-320(a). The
proposed development is described as phase
IV, as three prior approvals were granted by
the Planning Board for developments at this  rigyre 1: Development site and proposed building location

site relating to boat maintenance, storage and

repair, as well as office and retail. This development is subject to site plan, conditional use and shoreland review.

The Workshop was noticed to 52 neighbors and interested parties, and the public notice appeared in the Portland
Press-Herald on September 14™ and 17", 2018. The Planning Division has not received any public comments as of the
completion of this Report.

Applicant: Canal Landing, LLC, Phin Sprague
Consultants:  Stephen Bushey, P.E., Stantec Consulting Services INC.

Required reviews and requested waivers

Applicant’s Proposal Applicable Standards
Construction of new 12,000 square foot 14-523 Site plan Required Approval and Applicability Level IlI
marine maintenance building with height of 72’ | Site Plan and 14-526 Site Plan Standards

Waivers Applicable Standards

Peer review has determined that the applicant | Technical Manual Section 5(IV), Submission Requirements,
must apply for a waiver of the Maine DEP which requires that Level llI site plans comply with the Maine
Chapter 500 Flooding Standard, which is a DEP Chapter 500 Flooding Standard.
requirement of Section 5 of the City’s
Technical Manual. The expectation is that this
request will be submitted prior to the public
hearing.




Planning Board Workshop 09.25.2018

Canal Landing Ph. IV, Marine Vessel Maintenance Building

PROJECT DATA

SUBJECT DATA
Existing Zoning Waterfront Port Development
Zone (WPDZ)
Existing Use Undeveloped/Boat Storage
Proposed Use Marine Repair/Maintenance
Parcel Size 17.77 acres
Existing building footprint O SF
Proposed building footprint 12,000 SF
Existing floor area oSF
Proposed floor area 12,000 SF
Impervious Surface Area
--Existing 50,000 sq ft
--Proposed 65,000 SF
--Net Change 15,000 SF
Total Disturbed Area 12.7 acres
Parking Spaces
-Existing o
-Proposed o
-Net change o

. BACKGROUND AND EXISTING CONDITIONS

The development site is located north of the Fore River, south of West Commercial Street, west of the International
Marine Terminal and east of Cassidy Point. Directly across West Commercial Street is primarily vacant land, with the
Star Match commercial building being located further east. Further to the north lies the West End Neighborhood,
with Danforth Street and Salem Street overlooking this site.

This site has 2,160 linear feet of frontage along West Commercial Street. Historically, this area was utilized as a rail
yard, though the majority of these rail lines have since been removed. MDOT installed the existing line, which bisects
the site running east-west in 2014 to serve the recently developed International Marine Terminal. The development
area is relatively flat with the highest points along the property’s West Commercial Street frontage at approximately
16’ feet to 18’ feet in elevation, sloping down to the Fore River. The site’s lowest area, located along the bank of the
Fore River, is between 9’ and 10’ feet in elevation. The flood hazard elevation in this area is 10’ feet. The high annual
tide line for the Fore River is 7.4’ feet and the mean low water line is approximately -4’ feet.

This property is located within the Waterfront Port Development Zone (WPDZ). This area of Portland’s waterfront
is intended for marine industrial uses and is an integral component of the city’s working waterfront. At present, the
site is undeveloped and sporadically used for boat and material storage. ‘New Yard’, which represents the portion of
the western waterfront being utilized for boat storage and repair, has been under development since 2012, as
identified in the timeline below.

TIMELINE

December 8, 2012 - Planning Board approves a boat yard and service yard on a 22-acre site just west of the Casco
Bridge (currently occupied by the IMT). The approved site plan included a 42,000 SF boat repair building and
regrading of approximately 7 acres of the site for boat storage and circulation. Additional site improvements
included two boat ramps, a travel lift basin, floating docks, stormwater improvements, utility work, lighting and site
landscaping.

Page | 2
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Planning Board Workshop 09.25.2018 Canal Landing Ph. IV, Marine Vessel Maintenance Building
August 27, 2013 - The applicant requested and received Planning Board approval for an amendment to the previous
site plan allowing a phased development.

October 22, 2013 - The Planning Board approved a revised site plan, which shifted the two buildings shown in Phase
| to the far westerly end of the site. This change avoided buildings being located on land that would later be
acquired for IMT expansion. The first building was labeled as Phase 1b “proposed tension fabric building” with a
footprint of 19,200 SF.

July 8, 2014 - The Planning Board approved an expansion of the IMT facility. The IMT site plan included
approximately 17 acres previously controlled by New Yard. New Yard’s remaining land, totaling 5 acre, contained
their newly constructed 19,200 SF tension fabric building.

August 12, 2014 - The Planning Board approved a 27,600 SF addition to the existing building, intended for boat
maintenance and repair.

January 12, 2016 - The Planning Board approved a new proposal by New Yard for construction of two new buildings
intended for use as marine retail space and administrative offices. Additional site improvements included site
regrading, installation of a pervious gravel surface across approximately 12 acres of newly acquired property for
boat display and storage, and construction of a 2,400 SF shell building at the southwestern corner of the site, to be
used by Wayneflete Academy for storage of small personal watercraft. Conditions of approval included the
installation of street trees, contributions of $65,000 and $25,000 for construction of a dedicated left turn lane and
improvements to West Commercial Street as identified in the West Commercial Street Master Plan respectively.

September 6, 2017 - The City Council approved a text amendment to the WPDZ which permits taller structures

across the zone while delineating more stringent dimensional standards for building lengh and lot coverage. The
amendment also established basic design standards, a view corridor provision, and strengthened conditional use
standards to promote marine activity.

January 23, 2018 - The Planning Board reapproved Canal Landing Phase Ill, which is described in greater detail under
the timeline date, January 12, 2016. Approval of this site plan application lapsed, and the applicant was required to
go back before the Board for approval.

February 27, 2018 - The Planning Authority approved a Level Il site plan for construction of a concrete travel lift
basin, to be located towards the easterly portion of the applicant’s site. The travel lift transports vessels from the
water to land, and is used to maneuver vessels around the site.

F el
Figure 2: Image showing phases of development. Red indicates Ph. | & II, Blue indicates Ph. lll, Purple indicates travel lift
location, and green indicates Ph. IV.

Page |3
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Planning Board Workshop 09.25.2018 Canal Landing Ph. IV, Marine Vessel Maintenance Building

V. PROPOSED DEVELOPMENT

The applicant’s proposal is to construct a new marine || geweseciun oy wsmens ivnl—fs
maintenance and repair building, totaling 12,000 square fememme— = = ———— — |
feet in gross floor area, that would be located towards the | o ) #H%;;Sg;__‘
Fore River on the southerly side of the Maine DOT Rail = e =0 " |~
R g ik

corridor, approximately 187 feet from the West
Commercial Street right-of-way (at its closest point) and

o UIFT STATION == g

approximately 160’ feet from the highest annual tide line | Siienoooon <[ Gboe
. . . . . i | (TYP) 80X 150°
(HAT). The site is accessible via two separate railroad | | ecasrconcrere FFE: 120
H . . . . | VAULT STRUCTURE, | 7 |
crossings, with the primary access point being located | TIRaes sl i
. :-_ o i
approximately 732" feet to the west of the proposed |
building, and the secondary access point being located . I‘
approximately 35’ feet to the northeast. No driveways are j o e
proposed, and vehicles accessing the site would be b ¢ _’
. P . , 1 \-_ y &0 x B BIFOLD DOOR
required to traverse the ‘pervious manmade surface’ | I § b fwarcrsoarvARD -
1 EXISTING TRAVEL = n i
material approved as part of Canal Landing Phase llland | /& wresvow 00
graded with the understanding the vehicles would be | :
driving across this surface. This material accordingtothe <l = i
. . . . ! ) e — i MATCH EXISTING
applicant is suitable for vehicle use. | SRR | BOATVARD SURFACE

Around the exterior of the building, no significant site
improvements are proposed, which would include off-
street parking, landscaping or lighting. The staff has asked
that the applicant provide details regarding building lighting, and are also asking that some vegetation be provided,
particularly to the north of the building between the building and Maine DOT right-of-way, as this space is not easily
traversable. The building will feature some new utility connections in the form of sanitary sewer, water and electric.

Figure 3: Proposed development plan for Ph. IV

V.  NEIGHBORHOOD MEETING AND PUBLIC COMMENT

As of the writing of this memo, the Planning Division has not received written public comment regarding this
proposal. The required neighborhood meeting has not yet been held and will be a requirement before the public
hearing.

VI. STAFF REVIEW

A.  ZONING
The zoning review contains the following sections; Waterfront Port Development Zone Review, Shoreland Zone
Review and the Conditional Use Review.

i. Waterfront Port Development Zone Review

The project is located in the Waterfront Port Development Zone. The proposed uses, marine repair and
maintenance are permitted uses within this zone. Under Section 14-319, Permitted Uses, it states that the proposed
use, marine repair services, may exceed the maximum by-right height of 55 feet, though by doing so, it triggers a
conditional use review. Height-based conditional uses within this area of the WPDZ, defined as, “east of a line
projected due south from the centerline intersections of West Commercial Street and the easterly most Cassidy
Point Drive and west of Casco Bay Bridge, on lots 5 contiguous acres or larger” are limited to a maximum height of
75 feet, as listed under Section 14-320.2. The highest point of the proposed building according to the applicant is 72
feet.

Page | 4
G:\Team Drives\PUD - Planning\s Dev Rew\1 Projects (1)\W. Commercial - 400 (Canal Landing Ph. IV)\Workshop



Planning Board Workshop 09.25.2018 Canal Landing Ph. IV, Marine Vessel Maintenance Building
As a conditional use, this project is required to demonstrate compliance with both the zone-specific conditional use
standards, Section 14-320(2), which are intended to ensure water access for water-dependent and marine-related
uses, as well as the general conditional use standards as listed under Section 14-474(c)(2). The WPDZ also includes a
provision for protecting access to the water for water dependent uses under Section 14-318.5, “No Adverse Impact
on Marine Uses”. The standards for that section are listed below.

Sec. 14-318.5
(@) The proposed non-water dependent use will displace an existing water-dependent use;
(b) The proposed use will reduce existing commercial vessel berthing space;

(c) The proposed nonwatery-dependent use, structure or activities, including but not limited to access,
circulation, parking, dumpsters, exterior storage or loading facilities, and other structures, will
unreasonably interfere with the activities and operation of existing water-dependent uses or significantly
impede access to vessel berthing or other uses to the water by water-dependent uses; or

(d) The siting of a proposed nonwatery-dependent use will substantially reduce or inhibit existing public
access to marine or tidal waters.

The proposed use, which is considered both a water-dependent and marine-related use, does not impede access to
the water by other such users and is further not subject to these particular standards based upon its classification.

Dimensional Standards Review

Lots located between Cassidy Point and the Casco Bay Bridge are permitted a lot coverage of up to 50%, a building
height of 75 feet or less with building run of 300 feet or less (as measured parallel with West Commercial Street)
for conditional uses. The proposed development falls within these limitations, with a lot coverage of 11.2%,
proposed building height of 72 feet and building length of 8o feet. The staff are requesting that an updated building
elevation be provided that includes the grade at all four corners of the building, to establish an average grade. The
height of the building can then be confirmed.

Performance Standards Review
In compliance with Section 14-320.3. Performance Standards, the applicant has submitted an impact mitigation
narrative summarizing how the project intends to meet the applicable performance standards.

(@) Outdoor Storage of Materials: Proposed storage of vessels will be entirely contained within designated
areas requiring security access. The surface material, which is a porous manmade surface permitted by
Maine DEP for stormwater quality control, serves to treat runoff contaminants.

Staff Finding: This applicant’s proposal complies with this standard. The applicant has further indicated
that they will be fully compliant with the Maine DEP Brightwork Manual, which sets state-wide standards
related to storage of marine equipment.

(b) Noise: It is not anticipated that noise levels will exceed 55 decibels between 7:00 p.m. and 7:00 a.m.
Staff Finding: This applicant’s proposal complies with this standard and there shall be minimal work
occurring during evening and nighttime hours.

(c) Vibration: It is not anticipated that this phase of the development will result in significant vibration
impacts.
Staff Finding: This applicant’s proposal complies with this standard

Page | 5
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Federal and State Environmental Regulations: Proposed boat repair and maintenance activities will be
performed in accordance with State and Federal regulations, so actions such as sand blasting and related
boat work are managed and controlled to minimize emissions.

Staff Finding: This applicant’s proposal complies with this standard.

Discharges into Harbor Areas: Proposed discharge into the Fore River will occur either through the
existing City drainage system (CSO), or through new drainage outfalls falling under Permit By Rule
authorization from Maine DEP. The applicant is currently working with the Portland Water District to
finalize the easement language for this CSO, which was made a condition of approval for the Level Il
project for the travel lift.

Staff Finding: This applicant’s proposal complies with this standard, with the understanding that the CSO
easement will be finalized.

Storage of Vehicles: This development does not involve the storage of vehicles, and boats are exempt
from this requirement, as boat storage is a permitted use.
Staff Finding: This applicant’s proposal complies with this standard.

Landfill of Docking and Berthing Areas: Proposed development does not involve landfill of docking or
berthing areas.
Staff Finding: This applicant’s proposal complies with this standard

Off-Street Parking: The proposed use requires a minimum of twelve (12) off-street parking spaces. While
not striped the applicant has indicated that there is extensive space on-site for parking, and that the
proposed development should be considered as an expansion of services and not capacity, and as a
result, no additional employees are anticipated.

Staff Finding: The site itself possesses adequate parking for employees of the facility (which are not
intended to increase as a result of this project), and is not accessible to members of the public, the staff
find that there is sufficient off-street parking and that no new parking is required.

Off-Street Loading: The proposed building will feature multiple overhead doors and ample maneuvering
space for loading and unloading activities via the travel-lift.
Staff Finding: This applicant’s proposal complies with this standard

Shoreland and Flood Plain Management Regulations: Proposed activities are located outside of the shore
land zone, and the city’s zoning administrator has reviewed the project for compliance with the
Shoreland Zone. Review comments can be found below under the Shoreland Zone review section.

Staff Finding: The staff have provided initial feedback and have requested additional information.

Lighting: Based upon the application material, it is not clear whether or not new lighting is being
proposed. The applicant indicates that existing lighting, on-site and on adjacent sites, provides adequate
levels of illumination.

Staff Finding: The staff are requesting additional information regarding site lighting, including location of
lighting and relevant details that demonstrate compliance with Section 12 of the City’s Technical Manual.

Signs: No signs are proposed as part of this application.
Staff Finding: The applicant’s proposal complies with this standard.

(m) Storage of Pollutants and Oily Wastes: According to the applicant, the proposal will be fully compliant

with Maine DEP’s Brightwork Manual, which establishes benchmarks and best practices for managing
waste and pollution at boatyards and Marinas.
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Staff Finding: The applicant’s proposal complies with this standard

(n) Compatibility of non-marine uses with marine uses: The proposed use is considered a water-dependent
use and does not trigger this standard.
Staff Finding: The applicant’s proposal complies with this standard

(o) Design and Visual Character: The Board shall consider compliance of the proposed structure with the
following criteria:

a. Inbuilding design, including placement and screening of mechanical equipment, take into
consideration long views to minimize negative visual impact and provide visual interest, and
architecturally integrate exposed industrial systems and equipment where practical.

b. Organize massing to emphasize certain parts of the building such as entries, corners, or different
uses.

c. Treat all facades, including the roof, with equal level of detail, and articulation.

d. Varyand articulate building facades to add scale and avoid large monotonous walls. Treatments
such as texture, color, material changes, or shadow lines or murals must be used to add visual
interest and avoid dull, flat, repetitive facades.

e. Use ascaling or articulation element such as stepback, canopy, or fenestration, as required for any
street-facing facade within fifty (50) feet of West Commercial Street.

Staff Finding: The staff received a basic set of building elevations which can be seen below and have not
had the opportunity to review in detail. A more formal analysis will be available at the workshop on
September 25, According to the applicant, the building design is very similar to the existing red
building constructed under Phase 2 of this development, an image of which can be seen below.

Figure 4: In terms of design, the proposed building will be very similar to the building above, albeit
taller and less wide (as the broad gable roof was used to bring the overall height of the building into
compliance under the previous ordinance)
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Figure 5: Proposed elevations for Paint Building

ii. Shoreland Zone Review

The Zoning Administrator, Ann Machado, has reviewed the application for Canal Landing Ph. IV and has provided
the following comments (Attachment 3), largely requesting additional information on key topic areas and a
narrative response outlining compliance:

Flood Plain:

The only real reference to the flood plain is in the Project Description as shown on Figure 7. This is from
the Maine office of GIS. This is not the correct map to use for identifying the flood zone under our
floodplain ordinance (Divison26.5). Portland is part of the National Flood Insurance Program and therefore
the flood zone is based on the Flood Insurance Rate Maps (FIRMS) put out by FEMA. The area of
development is located on Community Panel 230051 0016 B. Part of the property is located in the Flood
Zone A2 (EL 10) and part is located in Zone C. The A2 Flood Zone line needs to be clearly located on the
site plan. If any part of the proposed structure is located in the A2 Flood Zone, the applicant will need to
submit the permits for Development in the Flood zone and either a flood elevation certificate or a Flood
Proofing Certificate.

Shoreland Zone: Division 26
The extent of the Shoreland Zone needs to be clearly identified on the site plan.
The property is located in the Waterfront Port Development Zone (WPDZ).

Section 14-449(2)(1)(b) exempts any structure in the WPDZ zone from having to be set back 75" from the
highest annual tide.

Section 14-449(c)(2) exempts the development in the WPDZ zone from the clearing or removal of
vegetation standards in this section

Section 14-449(d) addresses erosion and sedimentation control. Make sure that the criteria has been
addressed.

Section 14-449(m) addresses Stormwater Runoff. Make sure that the criteria has been addressed.
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Section 14-449(0) addresses General Site Plan Features in the Shoreland Zone. Make sure that this criteria
has been addressed.

Does the location of the building require any approval from DEP under NRPA?
Lauren Swett, P.E. with Woodard and Curran, has reviewed the proposal for compliance with city site plan
standards related to Sec. 14-499(d) and Sec. 14-499(m), and has found the information provided to be insufficient,

providing the following comments (Attachment 1):

e Astormwater management report has previously been submitted for the overall site. This should be
provided and updated based on the current project.

e No site details are provided. At a minimum, plans should include details associated with utility work, surface
restoration, and erosion and sedimentation control.

In regards to Sec. 14-499(0), the Planning Board shall approve a site plan located within the shoreland zone if it finds
that the following standards, in addition to the standards set forth in 14-526, are met.

(@) The proposal will maintain safe and healthy conditions;
(b) The proposal will not result in water pollution, erosion, or sedimentation to surface waters
(c) This proposal will adequately provide for disposal of all wastewater

(d) The proposal will not have an adverse impact on spawning grounds, fish, aquatic life, bird or other wildlife
habitat;

(e) The proposal will conserve shore cover and visual, as well as actual, points of access to inland and coastal
waters;

() The proposal will protect archaeological and historic resources

(g) The proposal will not adversely affect existing commercial fishing or maritime activities;
(h) The proposal will avoid problems associated with floodplain development and use;

(i) The proposal is in conformance with the standards set forth this section.

City staff are requesting that the applicant provide a detailed narrative description of how the project is compliant
with each of these points. A discussion of these requirements will be provided in the public hearing report.

iii. Height-Based Conditional Use Review in the WPDZ
“Marine Repair” uses are identified as a permitted use eligible for a height bonus under the conditional use
standards, Section 14-320.2. An analysis of dimensional requirement compliance can be found above.

The conditional use standards for the WPDZ are listed below:

Section 14-320. Conditional Uses
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(@) Conditional uses shall be permitted in the Waterfront Port Development Zone, provided that,
notwithstanding section 14-471 (c), section 14-474(a), or any other provision of this Code, the Planning
Board shall be substituted for the Board of Appeals as the Reviewing Authority.

In addition to the provisions of section 14-474(c)(2) such uses will:
e Notimpede or preclude existing or potential water-dependent development on other lots;
e Allow for adequate access to the water;
e Be compatible with water dependent and marine uses;

e Operationally support one or more water dependent use(s), or be located in a building or structure
that is physically adaptable or relocatable to make way for future development of water-dependent
uses; and

e Meet any additional performance and dimensional standards set forth below.

The development as proposed is only considered a conditional use due to the height of the proposed building and
not because of the use itself, which in fact is a water-dependent use. These zone-specific conditions are largely
relevant to marine-related or non-marine uses permitted within the WPDZ only on a conditional basis.

With this said, the development does fully meet aforementioned standards. The proposed building is designed to be
a short-term 20-year building that serves the marine repair and maintenance component of this operation. All
portions of this site, including the proposed buildings are easily adaptable and or relocatable given their relatively
temporary nature, and do not occupy space directly adjacent to the water. The development proposal as presented
does not preclude future water-dependent uses in this location and further supports existing and proposed water-
dependent uses at this location.

The staff finds that this application meets the WPDZ conditional use standards.
Section 14-474. Conditional Use

The Board shall, after review of required materials, authorize issuance of a conditional use permit, upon a showing
that the proposed use, at the size and intensity contemplated at the proposed location, will not have substantially
greater negative impacts than would normally occur from surrounding uses or other allowable uses in the same
zoning district. The Board shall find that this standard is satisfied if it finds that:

(@) The volume and type of vehicle traffic to be generated, hours of operation, expanse of pavement, and the
number of parking spaces required are not substantially greater than would normally occur at surrounding
uses or other allowable uses in the same zone; and

Staff Review: This project is not anticipated to result in additional activity or traffic generation, given that facility
would serve existing vessels currently being serviced elsewhere at this site. As such, staff finds that the proposal
is in conformance with this standard.

(b) The proposed use will not create unsanitary or harmful conditions by reason of noise, glare, dust, sewerage
disposal, emissions to the air, odor, lighting or litter; and
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B.

Staff Review: The proposed uses are not expected to produce any such impacts as stated above, thus, staff
finds that the proposal conforms with this standard.

(c) The design and operation of the proposed use, including but not limited to landscaping, screening, signs,
loading, deliveries, trash, or waste generation, arrangement of structures, and materials storage will not
have a substantially greater effect/impact on surrounding properties than those associated with
surrounding uses or other allowable uses in the zone.

Staff Review: The proposed development will not differ from any other uses in this zone in regards to site
design, given that the use is only a conditional use due to the building’s proposed height, and not use. Staff are

requesting that additional landscaping be provided.

SITE PLAN STANDARDS

(a) Transportation Standards

1. Impact on the Surrounding Street Network and Circulation

In reviewing the applicant’s proposal against site plan standards regarding impacts to the surrounding street
network and site circulation, the city’s consulting traffic engineer, Tom Errico, found that the proposed
development will not result in additional traffic impacts (Attachment 2).

2. Loading and Servicing

The site will be serviced via two separate driveways along West Commercial Street, which both provide access
to one of two railroad crossings, located on either side of the proposed maintenance building. The driveway
itself does not continue to the proposed building, though the applicant has indicated that the ‘manmade
pervious surface’ is suitable for vehicle use.

As a marine maintenance and repair facility, much of the loading and servicing will actually arrive from the Fore
River, and will be accessed using a marine travel lift, intended to transport marine vessels between the water
and building. Tom Errico, in reviewing this proposal, has no concerns with the current configuration
(Attachment 2).

3. Sidewalks

The project site has 2,160 linear feet of frontage along West Commercial Street, and given the fact that no
sidewalk exists along the south side of West Commercial Street between the intersection of West Commercial
and High Street (near Becky’s Diner) and Cassidy Point, the applicant is requesting a waiver from the sidewalk
requirement along their entire frontage. As this waiver was granted for phase 3 of this development, the staff
does not believe a new waiver is required.

4. Public Transit Access
Not Applicable

5. Parking

The applicant has indicated that the proposed building is an expansion of services, not so much an expansion
of capacity, and because of this, no additional employees are anticipated. Furthermore, given that the
‘manmade pervious surface’ is considered suitable for employee vehicles, the staff finds that there is sufficient
on-site parking capacity.

6. Bicycle Parking
Given that no additional staff are anticipated, and as a result, no new additional parking, the proposal does not
include new bicycle parking.
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7. Snow Storage
The applicant has identified locations on their site plan for snow storage.

8. Transportation Demand Management (TDM)
Not Applicable

(b) Environmental Quality Standards

1. Preservation of Significant Natural Features
The site is located on fill land which was developed for and used as a rail yard. Its natural features were
disturbed many years ago and today the existing site has sparse vegetation.

2. Landscape and Landscape Preservation
The development site is undeveloped with no vegetation, and as such, no landscape preservation is required.

3. Site Landscaping
No site landscaping is proposed. Given that there is limited space for maneuvering between the proposed
building and rail corridor, the staff are asking that landscaping be provided in this location.

4. Water Quality, Stormwater Management and Erosion Control
A description of the proposed stormwater scheme is provided below:

e The site’s runoff conditions are primarily self-contained and runoff infiltrates or sheets to the Fore River;
therefore, issues related to offsite or downstream flooding are not applicable. The Boatyard surface,
consisting of a thick section of granular and crushed stone soils, provides for nearly 100% absorption,
other than for very heavy rainfall events, thus water quality treatment is also achieved.

All stormwater runoff is proposed to discharge to the Fore River. The project will not adversely impact
adjacent lots or the City street system.

Reviewing Engineer, Lauren Swett, P.E., Woodard and Curran, has reviewed the final plan and her comments
are listed below (Attachment 1).

e The Applicant has noted that they are requesting a waiver of the flooding standard. This should be
documented on the waiver request sheet.

e A stormwater management report has previously been submitted for the overall site. This should be
provided and updated based on the current project.

e No site details are provided. At a minimum, plans should include details associated with utility work,
surface restoration, and erosion and sedimentation control.

(c) Public Infrastructure and Community Safety Standards

1. Consistency with City Master Plans

The proposed development is highly supportive of the City’s recently approved Comprehensive Plan, which
provides a number goals and strategies to create a vibrant and diversified working waterfront. Two goals in
particular identified in the Comprehensive Plan stand out as being highly compatible with this proposed
development.
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e Prioritize and promote Portland’s unique mix of water-dependent, marine-related and compatible non-
marine uses.
e Ensure the future of the marine economy through support for emerging marine industries and mitigation
of market trends that could compromise the balance between marine industries and competing
development.

The proposed marine maintenance and repair facility will further diversify the operations occurring at Canal
Landing, which is poised to become the first true shipyard in the City of Portland. This facility will expand
available services, enabling this operation to work on larger marine vessels such as those of the Casco Bay Line
fleet.

2. Public Safety and Fire Prevention
The proposed development has been reviewed by Fire Chief, Robert Thompson, who offers the following
comments in regards to Public and Fire Safety (Attachment 7).

e The street side of the building(s) must be the address for the property. This should be consistent with 911,
tax assessor, Inspections Division and future mailing address.

3. Availability and Adequacy of Public Utilities
Submission of Utility Capacity letters will be required as part of the final plan submission, or otherwise, shall be
made a condition of approval.

(d) Site Design Standards

1. Massing Ventilation and Wind Impact
It is not anticipated that the proposed development will result in adverse impacts related to ventilation or wind
as a result of proposed massing.

2. Shadows
Not Applicable

3. Snow and Ice Loading
Not Applicable

4. View Corridors

Recent text amendments to the WPDZ require view corridors measuring a minimum of 9o feet in width to
remain unbuilt to preserve a clear line of sight between West Commercial Street and the water. No formalized
view corridor has been provided, although the intent of the view corridor provision is met given the substantial
area left undeveloped.

5. Historic Resources
The site contains historic and archaeological resources. The 19" century seawall is currently being restored in
conjunction with the proposed marine improvements as approved during phase 3 of this project.

6. Site Lighting

The applicant has not submitted a lighting and photometric plan, though they have indicated that existing
ambient light is more than sufficient. The staff are asking that additional information regarding site lighting be
provided to confirm that no site lighting is proposed.

7. Noise and Vibration
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The proposed develop is not anticipated to result in adverse conditions related to noise and or vibration.

8. Signage and Wayfinding
Not Applicable.

9. Zoning Related Design Standards
Please see discussion above

VIl.  FINANCIAL AND TECHNICAL CAPACITY

The applicant has provided a description of their technical capacity to complete the proposed project. Similarly, a
letter from Norway Savings Bank was supplied demonstrating the applicant’s financial capacity to complete the
project, which is estimated to cost approximately $100,000 for site work, and $1.5 million to $2 million for
construction of the building.

VIIl. RIGHT, TITLE & INTEREST
The applicant supplied a Release Deed and Settlement Agreement demonstrating ownership of the property and
property encumbrances.

IX.  NEXT STEPS

Hold required neighborhood meeting

Provide a written impact mitigation narrative addressing WPDZ Performance Standards

Provide additional information regarding site lighting, including relevant details and photometric plans

Provide landscaping as requested by the City Arborist.

Respond to comments from Woodard and Curran, updating stormwater plans and providing erosion

control information

e  Submit waiver of Maine DEP Ch. 500 Flooding Standard

e Include photorealistic renderings of proposed building with surrounding context

e Update applicable plan sheets as required to meet shoreland zone standards and provide written narrative
to explain compliance with standards

X. ATTACHMENTS:

Attachments to Memorandum

1. Preliminary Planning and Peer Review Comments

2. Traffic Engineering Review comments

3. Shoreland Zone Review Comments

4. Design Review Comments (To be included prior to workshop)

Applicant’s Submittal

Project Description

Site Plan Checklist

Financial Capability

Right, Title & Interest

Technical Capacity

Waiver Requests

Zoning Assessment

Environmental and Stormwater Document
Environmental Landscape Features
Public Infrastructure & Safety

Site Design Memo

Transportation

CFASTIOITMOON®P

Page | 14
G:\Team Drives\PUD - Planning\s Dev Rew\1 Projects (1)\W. Commercial - 400 (Canal Landing Ph. IV)\Workshop



Planning Board Workshop 09.25.2018

Canal Landing Ph. IV, Marine Vessel Maintenance Building

M. Construction Management Plan

Plans

P1. Cover Sheet

P2. Existing Conditions

P3. Site Layout Plan

P4. General Construction Notes
Ps. Building Elevations
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PLAN CORRECTIONS REPORT PL-000216-2018

FOR CITY OF PORTLAND

PLAN ADDRESS: 400 West Commercial Street PARCEL: 059 A003001
Portland, ME 04101
APPLICATION DATE: 06/26/2018 SQUARE FEET: 0.00 DESCRIPTION: Canal Landing New Yard - Phase IV (Building
EXPIRATION DATE: VALUATION: $0.00 E)
CONTACTS Name Company Address
Agent/Representative Stephen Bushey Stantec 778 Main Street, Suite 8

So. Portland, ME 04106

Corrections Required

City Arborist Jeff Tarling

Civil Engineering - Third Party Reviewer Lauren Swett

v.1.00 - Not Resolved
Correction: General
All building utility services are shown on the existing conditions plan, but they are called out on the proposed site plan. Please clarify
that these site items (lift station, sanitary, fire, and domestic services) are already installed.
Corrective Action: Provide written response and or updated plans

Correction: General
The Applicant has noted that they are requesting a waiver of the flooding standard. This should be documented on the waiver request
sheet.

Corrective Action: Provide waiver request

Correction: General
No site details are provided. At a minimum, plans should include details associated with utility work, surface restoration, and erosion
and sedimentation control.

Corrective Action: Provide updated plans

Correction: General
Utility ability to serve requests have been submitted for water and sewer. Final confirmation of ability to serve should be provided
when received.

Corrective Action: Provide written confirmation from utility providers

Correction: General
Please provide additional clarity on the CSO easement that exists adjacent to the site, and what restrictions exist. We understand that
this CSO and easement are under the authority of the Portland Water District, and not the City of Portland as was previously
understood. Specifically, are there restrictions on filling and grading over the easement, and are there any long-term maintenance or
access requirements.

Corrective Action: Provide update on status of CSO easement

Correction: General
A stormwater management report has previously been submitted for the overall site. This should be provided and updated based on
the current project.

Corrective Action: Revise stormwater management report to reflect updated conditions.

Fire Pool Fire
Parking John Peverada
Planning Matt Grooms

v.1.00 - Not Resolved
Correction: Screening of Site Features
In accordance with site landscaping standards, the proposed development should provide some vegetation between the building and
Maine DOT ROW to provide visual interest and buffering between the building and rail corridor.
Corrective Action: Coordinate with City Arborist in developing a landscape plan.

Correction: Utility Capacity
Prior to the issuance of any building permits, a copy of all ‘ability to serve’ letters shall be provided to the Planning Authority, which
demonstrate adequate utility capacity for the project.

September 20, 2018 389 Congress St. Portland, ME 04101 Page 1 of 2



Corrective Action: Provide written confirmation from utility providers.

Correction: General
Renderings of the proposed building shall be provided to confer impact of the proposed building upon the surrounding context. These
renderings should include multiple perspectives taken from West Commercial Street and from the West End neighborhood.
Corrective Action: Provide renderings of proposed building

Correction: Bicycle Parking
Bicycle parking shall be provided at a rate of two spaces per ten vehicle spaces. If the applicant does not wish to provide bicycle
spaces, then a waiver request shall be submitted.

Corrective Action: Update plans or provide written waiver request.

Correction: Emergency Vehicle Access
The project site shall be designed to ensure adequate emergency access, notably access for fire apparatus and proximity to required
fire hydrants. The name and address of the property should be standardized across assessor and 911 records to ensure efficient
response times in case of an emergency.

Corrective Action: Provide written response outlining emergency vehicle access.

Correction: Site Lighting
It is not clear from the applicant's submittal whether or not site lighting is proposed? The applicant shall indicate the location and type of
all site lighting on applicable plan sheets, and shall include lighting details and photometric plans demonstrating acceptable illumination
levels and light trespass. All proposed lighting shall be full cutoff and shall be in compliance with Section 12 of the City’s Technical
Manual.

Corrective Action: Provide written response and if necessary, update and or provide plan showing location of lighting along with relevant

details and photometrics.

Correction: General
The building elevations submitted are not sufficient. An updated building elevation shall be submitted which includes the following
information regarding facade materials, average building grade and height based upon that grade.

Corrective Action: Provide updated building elevation

Correction: Exterior/Roof-Mounted Mechanical Equipment
The location of all exterior and or rooftop mechanical equipment shall be shown on applicable plan sheets, including but not limited to
HVAC systems, transformers, air handling units, emergency generators and meter boxes. In the case of this building, long views shall
be taken into consideration from the surrounding neighborhoods.

Corrective Action: Update plan sheets as necessary

Correction: General
The applicant states that an impact mitigation narrative was included in the submitted material, however this does not appear to be the
case. The staff are requesting that this document be resubmitted.

Corrective Action: Resubmit document

Public Works Engineering Mike Farmer
Public Works Street Openings Rhonda Zazzara
Public Works Water Resources Nathaniel Smith
Public Works Water Resources Doug Roncarati
Engineering

Traffic - Third Party Reviewer Tom Errico
Transportation/Planning Bruce Hyman
Zoning Pool Zoning

Conditions Required
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Portlanc

fes. Google's good here Matthew Grooms <mgrooms@portlandmaine.gov>

Maine

400 W Commercial Street - Canal Landing Phase IV

Tom Errico <thomas.errico@tylin.com> Fri, Aug 31, 2018 at 7:37 AM

To: Matthew Grooms <mgrooms@portlandmaine.gov>

Hi Matt — | do not have any comments from a traffic perspective. Thanks

Thomas A. Errico, PE

Senior Associate

Traffic Engineering Director
TYLININTERNATIONAL
12 Northbrook Drive

Falmouth, ME 04105
+1.207.781.4721 main
+1.207.347.4354 direct
+1.207.400.0719 mobile
+1.207.781.4753 fax
thomas.errico@tylin.com

Visit us online at www.tylin.com
Twitter | Facebook | LinkedIn | Google+

"One Vision, One Company"

From: Matthew Grooms <mgrooms@portlandmaine.gov>

Sent: Thursday, August 30, 2018 3:50 PM

To: Jeff Tarling <jst@portlandmaine.gov>; Swett, Lauren <Iswett@woodardcurran.com>; Robert Thompson
<rmt@portlandmaine.gov>; Tom Errico <thomas.errico@tylin.com>; Keith Gray <kgray@portlandmaine.gov>
Subject: 400 W Commercial Street - Canal Landing Phase IV

[Quoted text hidden]

Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.
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Portlan
Maine

fes. Google's good here Matthew Grooms <mgrooms@portlandmaine.gov>

Canal Landing Ph. IV - Shoreland Zone Review

Ann Machado <amachado@portlandmaine.gov> Thu, Aug 30, 2018 at 10:05 AM
To: Matthew Grooms <mgrooms@portlandmaine.gov>

Matt -

Flood Plain:

The only real reference to the flood plain is in the Project Description as shown on Figure 7. This is from the Maine office
of GIS. This is not the correct map to use for identifying the flood zone under our floodplain ordinance (Divison26.5).
Portland is part of the National Flood Insurance Program and therefore the flood zone is based on the Flood Insurance
Rate Maps (FIRMS) put out by FEMA. The area of development is located on Community Panel 230051 0016 B. Part of
the property is located in the Flood Zone A2 (EL 10) and part is located in Zone C. The A2 Flood Zone line needs to be
clearly located on the site plan. If any part of the proposed structure is located in the A2 Flood Zone, the applicant will
need to submit the permits for Development in the Fllod zone and either a flood elevation certificate or a Flood Proofing
Certificate.

Shoreland Zone: Division 26

The extent of the Shoreland Zone needs to be clearly identified on the site plan.

The property is located in the Waterfront Port Development Zone (WPDZ).

Section 14-449(a)(1)(b) exempts any structure in the WPDZ zone from having to be set back 75' from the highest annual
tide.

Section 14-449(c)(2) exempts the development in the WPDZ zone from the clearing or removal of vegetation standards
in this section

Section 14-449(d) addresses erosion and sedimentation control. Make sure that the criteria has been addressed.
Section 14-449(m) addresses Stormwater Runoff. Make sure that the criteria has been addressed.

Section 14-449(o) addresses General Site Plan Features in the Shoreland Zone. Make sure that this criteria has been
addressed.

Does the location of the building require any approval from DEP under NRPA?
Let me know if you have any questions.

Ann

Ann Machado

Zoning Administrator

Permitting and Inspections Department

City of Portland, Maine

(207) 874-8709
[Quoted text hidden]
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Stantec Consulting Services Inc.

< ! Sta ntec 482 Payne Road Scarborough Court, Scarborough ME 04074-8929

June 26, 2018

Mr. Matthew Grooms

Planning and Development Department
City of Portland, Maine

389 Congress Street

Portland, Maine 04101-3509

Subject: Canal Landing New Yard - Phase IV (Building E)
400 West Commercial Street
Level Il Site Plan and Conditional Use Application
Applicant: Canal Landing, LLC

Dear Matthew:

On behalf of Canal Landing, LLC, we are pleased to provide the accompanying
package of submission materials related to the proposed Phase IV Canal Landing New
Yard development off West Commercial Street. This submission package is infended to
meet the City's Submission Requirements as outlined in the Level Il Application
procedures.

As you are aware, the applicant has completed the initial phases of development
consisting of two buildings constructed since late 2013 on their 5.03-acre remainder
property positioned just to the southeast corner of the IMT Expansion project. The
Portland Planning Authority previously approved these activities beginning in the fall of
2013. More recently in January 2018, the Planning Board approved the Phase lll Site Plan
for Buildings C & D and in February 2018 the Planning Authority approved a Level Il Site
Plan for the Travel Lift Basin construction and various and improvements. This current
application is for the next phase (Phase V) of development activity which will include
the development of an 80" x 150’ Maintenance Building (E), to be located on the
waterfront parcel near the new Travel Lift Basin. As outlined in previously submitted
Master Plans, the Canal Landing development will include multiple new buildings to be
constructed along the Commercial Street frontage as well as shorefront areas. It is
expected that all uses will be marine related and thus compliant with the WPDZ zoning
either as permitted or conditional uses. An impact mitigation narrative is contained in
Section 3 of this submission package.

The Phase IV development activity for which this application is made includes the
construction of approximately 12,000 SF of new maintenance building space. The Canal
Landing Phase IV activity includes a use that is identified as Permitted under the WPDZ
Zone (Marine Repair Services) and therefore the appropriate supporting information is
contained within this submission. The proposed building will also extend to a height of
72'-0" the it qualifies as a conditional use under Section 14-320.2(q).
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PROJECT OVERVIEW

Canal Landing, LLC proposes to construct an expansion to their boat maintenance and
repair yard within approximately 17.77 acres of land located prominently along the West
Commercial Street waterfront. This land area includes 5.03 acres of remainder land that
the Applicant retained after the MaineDOT acquired nearly 18 acres of land from New
Yard, LLC for the IMT Expansion project. The Applicant acquired an additional 12.74 acres
from Maine Central Railroad to fulfill their goals for a full-scale boat maintenance and
marine related activities facility. The project represents an ideal reuse of a former highly
industrialized property. The Canal Landing Boat Maintenance facility and IMT expansion
have now initiated a new resurgence in marine waterfront related activity along the Fore
River.

The proposed project includes previously approval buildings constructed over multiple
phases along with constructed shorefront uses including a marine travel lift basin, two
boat ramps, floats/docks, new or reconstructed piers and ancillary support features. The
current Level lll Site Plan approval request is only for Phase IV activities which are listed
below in the Proposed Development section.

The Phase IV project includes limited site development activities involving earthwork,
grading, building construction, and utilities associated with the proposed Maintenance
Building (E). Among other things, utilities have been previously stubbed to the proposed
Building E location.

The following sections provide greater detail regarding the site’s existing conditions and
the proposed development program.

Site Ownership

According to the ALTA/ACSM Survey completed by Owen Haskell, Inc. in April 2015, the
development site contains multiple parcels as identified in the City of Portland Tax
Assessor's maps. These parcels are more fully described as follows:

TABLE 1 - Land Ownership

Chart-Block-Lot Owner Description

59-A-3 & 4 New  Yard, LLC | Consists of 5.03 acres. Land retained
CCRD Book 30887; | following the MaineDOT land taking.
Page 2

60-F-1,3 &4 Canal Landing, LLC | Consists of a 6.75-acre area between

71-F-2 CCRD Book 32239; | the IMT rail frack and the street; also
Page 148 consists of 5.99 acres of area along the

waterfront, out fo mean low water.
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Figures 1-12 provided with this letter depict the project location on various available
resource maps. As shown, the site location is on West Commercial Street just west of the
Casco Bay Bridge and between Commercial Street and the waterfront. The combined
parcels have approximately 2,159.55 LF of frontage along Commercial Street. The
development site is identified on the U.S.G.S. Portland West 7.5 Minute Quadrangle Map.

PROJECT PURPOSE AND NEED

The Canal Landing project has transformed an underutilized, yet prominent property, into
water dependent maritime use as was contemplated within the City's zoning and
comprehensive plans. The project’'s community benefits continue to include:

» Enhanced commercial/marine related opportunity and rehabilifation of a
deteriorated, older industrial property.

» Rehabilitated waterfront including new/renovated pier(s), boat ramp(s) and shoreline
stabilization.

» Various remedial activities related to recognized environmental conditions on the
properties will be performed, thus addressing several long-standing environmental
issues.

» Revitalization of an important waterfront property that has excellent access to deep
water, various utilities, City services, and related shorefront amenities.

» Furtherance of the purposes of the Waterfront Port Development zone as articulated
in the Land Use Ordinance to “ensure the continued viability of the Port of Portland”
by limiting use to “those uses which are dependent upon deep water and which
contribute to port activity”.

» Creation of new buildings and site use consistent with waterfront activities in a
gateway location along the busy West Commercial Street corridor. The proposed
Phase IV building includes marine repair service facilities that are essential to the
operations of the Portland Yacht Services business.

EXISTING CONDITIONS

The site consists of approximately 17.77 acres of land that is composed of three primary
areas described as follows:

1. Retained Parcel (Map 59A, Lots 3 & 4): Consists of the retained 5.03-acre area owned
by New Yard, LLC and it represents the retained land originally permitted by the
Applicant during late 2012 — 2013. Within this land area New Yard, LLC has
constructed Building A and Building B amounting to approximately 48,000 SF of
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building space. This parcel contains a boat ramp and boat yard area currently in use
by Portland Yacht Services.

2. Shorefront Parcel (Map 60F, Lots 3 & 4): This area is iregularly shaped and contains

approximately 1,581 LF of waterfront. The site area is approximately 5.99 acres. This
area is now home to the new travel lift and travel lift basin which has been under
construction since early spring.

3. Street Front Parcel (Map é0F, Lot 1): This 6.75-acre area contains approximately 2,160
LF of street front. Previously approved Buildings C & D are scheduled for construction
this summer in this area.

Existing development in the area includes the following:

» The City of Portland Marine Terminal and expansion area is located to the east of the
site.

» Commercial activity including Nova Seafood and Graybar Electric operate out of
buildings on the north side of Commercial Street.

» The Portland Star Match Co. building lines up opposite the site.

» The State of Maine now operates rail tracks into the IMT expansion area. These fracks
were completed in 2014/2015.

ACCESS CONDITIONS

The applicant has installed two new driveways (east & central as shown on plans) to allow
access to Canal Landing's business operations. The central driveway will continue to be
the primary site entrance as it aligns with a 50" wide rail tfrack crossing. The easterly
driveway will provide access to the east end of the site including the existing buildings
and easterly boat ramp. A third driveway, previously approved as part of the Phase i
activity for Buildings C & D, is currently under construction at the far west end of the

property.

SITE UTILITIES

The site contains numerous utility lines. The primary utilities are identified as follows:

» The Portland Water District maintains a 48" sanitary sewer interceptor sewer along the
site’s entire Commercial Street frontage. A portion of this sewer is located within the
site within a utility easement. The District/City also maintain two CSO lines that
discharge out to the Fore River. The previously completed Buildings A and B discharge
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to an onsite private pump station that ultimately discharges to the 48" interceptor
sewer. The proposed Phase IV building's sanitary sewer will also connect to the
existing force main on the waterfront side of the tracks and these flows will continue
to discharge to the 48" interceptor sewer.

» The Portland Water District maintains a water main in Commercial Street that varies
from 12"to 16". The Applicant has previously installed a fire line and fire line meter to
supply water to allow for both fire and domestic water supply service into the
waterfront site. This system will be used for the Phase IV Maintenance Building.

» Unitil maintains high-pressure and low-pressure natural gas line along Commercial
Street. The Applicant continues to investigate service connections for natural gas
supply to the property. Currently, Buildings A and B are served by onsite LP fuel
storage tanks. Building E is also expected to be served by onsite LP tank supply.

» Power to the site is supplied by Central Maine Power. Currently, there is an overhead
service crossing Commercial Street to a pole from which underground facilities
extend to Buildings A and B. This service will also be used to supply power to Building
E. We have requested CMP provide a statement regarding their ability to continue
supplying power to the development site.

Letters were sent to the following utility providers requesting ability to serve for the project
(copies provided with this letter in Tab 5):

» Portland Water District (water supply)
» City of Portland Public Services (sanitary sewer)
Plan C-2.1 shows the proposed utilities for Phase V.

TOPOGRAPHY AND DRAINAGE

Owen Haskell, Inc. has completed a topographic survey of the property. The site is
relatively flat with the highest points along the Commercial Street frontage, sloping to the
waterfront. Site elevations along Commercial Street trend down from east to west from
Elevation 18" (NGVD 1929) to Elevation 16’. Recent site improvements include the
placement of a boatyard surface material over most of the shorefront parcel, as was
previously approved. This has raised site grades up several feet. The High Annual Tide
Line (HAT) for the Fore River is elevation 7.4 and mean low water is approximately
Elevation -4.0". The Federal Channel is also represented on the project drawings and it is
generally located 60’ to 120’ off the shorefront.
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The site’s runoff drains directly to the Fore River via overland flow. There are very few
drainage measures on site except for several old catch basins, although there is a closed
storm drainage system within Commercial Street.

Ongoing ground activities include improved surfaces to support boatyard activities. This
includes the placement of the “Boatyard Surface” consisting of new gravel and crushed
stone surfacing thereby aiding stormwater control and freatment. This “Boatyard
Surface” tfreatment has been widely placed throughout the shorefront land and it has
been found effective in handling the site’s runoff conditions. This surface is compliant with
the MeDEP Brightwork Manual. The majority of the shorefront parcel area is now covered
with the “Boatyard Surface” and generally speaking produces minimal runoff as nearly
all rainfall is absorbed into the surface area.

SOILS CONDITIONS

» 10 to 15 feet of sand and gravel fill — there is little to no organic surface layer
throughout the site which is reflective of the site’s rail yard history.

» S5to 10 feet of silt and sand.
» 10 to 40 feet of gray clay identified as the Presumpscot formation.
» 30 to 40 feet of dense silty marine sands.

» An undetermined thickness of dense silty sand and gravel identified as glacial fill
overlaying bedrock.

According to various investigation data, depth to groundwater varies from 3 to 7 feet
and this likely varies with tidal conditions in the Fore River. Generally, the groundwater
flows from the northwest to the southeast across the site. The Phase IV project will not
impact the underlying soils or groundwater conditions.

PROPOSED DEVELOPMENT

The Applicant proposes to continue development of the property in a manner consistent
with the WPDZ Standards. The Phase IV development program includes construction of
a 12,000 SF Maintenance Building.

Offsite
Site access is proposed via Commercial Street as well as from the Fore River. The Phase

IV primary site enfrance is proposed from both of the existing rail crossing and West
Commercial Street enfrances.
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LAND ORDINANCE REVIEW

The property currently lies within the City of Portland Waterfront Port Development Zone
(WPDZ). Within the WPDZ district the following uses are permitted or conditioned:

Permitted Uses

Marine repair services and machine shops

Tug boat, fire boat, pilot boat and similar services

Boat repair yard

Marine cargo handling facilities, including docking, loading, and related storage
Warehousing and storage of goods which are awaiting shipment via cargo carriers

YVVYVYVYVY

Conditional Uses

Marine ship building and facilities for construction, maintenance, and repair of vessels
Boat storage facilities excluding rack storage

Seafood processing

Seafood packing and packaging

Off-street parking lots, excluding parking structures

VVVYYVYVY

The following dimensional requirements apply in the WPDZ District:

Dimensional Standard Requirement

Minimum Lot Size None

Minimum Frontage None

Front Yard Setback None

Side Yard Setback None

Rear Yard Setback None

Setback from Pier Line 5 feet for structures

Maximum Lot Coverage 50%

Maximum Building Height 55 feet or 75 feet (conditional use)!

With regard to building height compliance, the proposed finished floor elevation of the
Phase IV building is 12.0 feet and the building height will be 70’-0".

In accordance with Section 14-318.5 (no adverse impact on marine uses) the following
statements support the project intentions:

1 The proposed Building E will have a maximum height of 72'-0". This is considered a conditional
use in the WPDZ per Section 14-320.2(a) Dimensional Table.
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>

Criteria 1 — The proposed non-water dependent use will not displace an existing
water-dependent use.

Supporting Evidence: In fact, the proposed project is a water dependent use and it
is not displacing any existing water related use.

Criteria 2 — The proposed use will not reduce existing commercial vessel berthing
spaces.

Supporting Evidence: In fact, the project includes measures to improve and increase
commercial vessel berthing space as the project activities contemplate pier
rehabilitation and the installation of berthing spaces for maintenance of vessels
including tug boats or similar sized vessels and travel lift capacity to remove vessels
from the water for placement into the proposed Maintenance Building.

Criteria 3 — The proposed non-water dependent use, structure or activities, including
but not limited to access, circulation, parking, dumpsters, exterior storage or loading
facilities, and other structures, will unreasonably interfere with the activities and
operation of existing water-dependent uses or significantly impede access to vessel
berthing or other access to the water by water-dependent uses.

Supporting Evidence: The proposed uses are water-dependent and do not interfere
with any existing water dependent uses or activities on the site.

Criteria 4 — The siting of a proposed non-water dependent use will substantially reduce
or inhibit existing public access to marine or tidal waters.

Supporting Evidence: The project is not non-water dependent and it will not reduce
or inhibit existing public access to marine or tidal waters. Itis expected that waterfront
access will be improved as a result of the installation of the previously approved boat
ramp(s) and floating dock facilities.

In accordance with Section 14-320 — Conditional Use Standards, the following evidence
is provided:

Provisions to satisfy:

>

Notimpede or preclude existing or potential water dependent development on other
lots.
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Supporting Evidence:

The proposed Maintenance Building will be an integral part of the marine services
provided on the property. Iis placement will not impede uses or future activities at
the IMT or Cassidy Point.

» Allow for adequate access to the water.

Supporting Evidence:

The Maintenance Building has been positioned to allow for use by the travel lift basin
and it will not impede access to the two boat ramps on the site.

» Be compatible with water dependent and marine uses.

Supporting Evidence:

The proposed Maintenance Building is an integral part of the boat repair and
maintfenance operations to be provided at this site. It is considered absolutely
compatible with water dependent and marine uses.

» Operationally support one or more water dependent use(s) or be located in a
building or structure that is physically adaptable or relocatable to make way for future
development of water dependent uses.

Supporting Evidence:

The proposed Maintenance Building will be used for vessel repairs and maintenance
and is therefore supportive of water depended uses.

» Meet any additional performance and dimensional standards set forth below (per
Section 14-320.3)

Supporting Evidence:

The proposed Maintenance Building will have a maximum height of 72'-0" and is
therefore compliant with the conditional use dimensional standards.

Performance Standard Compliance

The Applicant will comply with all items listed and described in the performance
standards for the WPDZ in the development of the proposed Phase IV project as well as
through the day to day operational activity at the site once construction of Phase IV is
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complete. Compliance with these standards is discussed in the Impact Mitigation
narrative contained in Section 3 of this submission.

The off-street parking and loading requirements will not be applicable to Canal Landing's
business operations. The construction of the Maintenance Building will not involve the
increase of staffing beyond current levels. Generally, the project involves employee
parking which will vary within the yard area to allow flexibility for boat storage.

Brightwork manual overview

In 2005, the Maine Department of Environmental Protection released "“Brightwork -- A Best
Management Practices Manual for Maine's Boatyards and Marinas ”. The goal of the
manual is fo help site owners and operators of marinas and boatyards to reduce pollution
from their facilities by providing environmental compliance benchmarks, common sense
practices that enable the benchmarks to be met, a list of regulatory references that form
the basis of the benchmarks, and a series of tools to enable easier benchmark progress
measuring.

The manual describes in detail, the types of toxic pollutants generated by boatyard and
marina sites and the resulting environmental and economic impacts.

The manual provides guidance on how to carry out typical jobs and practices associated
with boatyards and marinas and the associated benchmarks, best management
practices, clean up and waste disposal, customer relations, legal requirements, etc.

The practices described include:

Hull Preparation

Sandblasting

Painting

Boat Washing

Engine Repair and Maintenance
Stormwater Planning

Fueling and Fuel Storage

Waste Management

The manual provides best management practices for each practice including
containment, indoor vs. outdoor recommendations, dust emissions, managing spills,
storage, labeling and disposal of various waste products.

The Applicant currently complies with the Brightwork practices within their new facilities
at the Canal Landing Yard. They will continue to utilize the Brightwork Manual as a
reference and adhere to the requirements set forth for all activities at the proposed site.
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TRAFFIC

The proposed project will not result in significant impacts to the surrounding street system.
The previous approval review in January 2016 included a Traffic Movement Permit which
we understand remains in force. No further traffic analysis for the Phase IV application
has been performed at this time as the proposed building is a maintenance building that
will be part of the ongoing business operations and no impact to site traffic generation is
anticipated.

The existing boatyard consists of two buildings totaling 48,000 SF of boat
storage/maintenance space. There are approximately 50 employees at the site at
various times. The proposed Phase IV activities include the construction of Building E that
will include the following use:

e Approximately 12,000 SF of marine repair and support space (Building E)

NATURAL FEATURES

The development site does not contain any significant natural features including
wetlands, vernal pools or other protected resources except for the shorefront edge
adjacent the Fore River. The site has been developed for a period greater than 150 years
and there is generally no land area that has not been disturbed or otherwise developed.
Stantec previously has contacted various resource agencies regarding the site's
potential to contain significant wildlife habitat, historic or archaeological resources.
Findings from each of the agencies has been previously provided to the City. The MeDEP
has previously approved the ongoing construction of the travel lift basin and revetment
repairs.

NOISE/VIBRATION

The WPDZ has the following standards for noise and vibration:
“Noise:

1. The level of sound, measured by a sound level meter with frequency weighting
network, inherently and recurrently generated within the WPDZ between the hours
of 7.00 p.m. and 7.00 a.m. from industrial facilities or operation commenced on or
after July 1, 1988, shall not exceed 55 dB on the A scale at or within the boundaries
of any residential zone, except for sound from construction activities, sound from
fraffic on public streets, sound from temporary activities such as festivals, and
sound created as a result of, or relating to, an emergency, including sound from
emergency warning devices.
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2. In measuring sound levels under this section, sounds with a continuous duration of
less than 60 seconds shall be measured by the maximum reading on a sound level
meter set to the weighted scale and the fast meter response (L maxfast). Sounds
with a continuous duration of 60 seconds or more shall be measured on the basis
of the energy average sound level over a period of 60 seconds (LEQi).

3. In addition to the sound level standards otherwise established, facilities or
operations established or builtin the waterfront port development zone on or after
July 1, 1988, shall employ best practicable sound abatement techniques to
prevent tonal sounds and impulse sounds or, if such tonal and impulse sounds
cannot be prevented, to minimize the impact of such sounds in residential zones.
Tonal sound is defined as a sound wave usually perceived as a hum or which
because its instantaneous sound pressure varies essentially as a simple sinusoidal
function of fime. Impulse sounds are defined as sound events characterized by
brief excursions of sound pressure, each with a duration of less than one second.”

“Vibration:

Vibration inherently and recurrently generated shall be imperceptible without instruments
at lot boundaries. This shall not apply to vibration resulting from activities aboard a vessel
or from railroad vehicle activities, or from activities on a pile supported pier.”

It is the Applicant’s intention to comply with the noise and vibration standards above.
Night fime activity will be minimal. Typical sources of noise from routine boat yard jobs
and practices include hull preparation, sandblasting, painting, boat washing, engine
repairs and maintenance and transportation of vessels throughout the site. All these
practices will be performed in accordance with the MeDEP Brightwork Manual.

The site is well separated from noise sensitive sites with no direct abutting impacts to
abutting residential neighborhoods. The nearest residential building is approximately 800’
away from the edge of the proposed buildings and is located along the Beach Street
ramp connection to the Casco Bay Bridge.

The site is surrounded by commercial/industrial uses including the International Marine
Terminal to the east, Commercial activity including Nova Seafood and Graybar Electric
operate out of buildings on the north side of Commercial Street. Other adjacent noise
generating sources including the Casco Bay Bridge and the flight path of the Portland
International Jetport. To the best of our understanding, the operations of the site over
the past few years has not resulted in neighborhood complaints or issues.

LIGHTING

The primary purpose for site lighting for Canal Landing is for security in the vicinity of the
buildings and to provide lighting at key operational access points to the Fore River.
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Nighttime operations for the boatyard are atypical. Security at the site will be
supplemented by infrared cameras mounted on the buildings.

It is important to note that light sources from abutting properties cast direct and indirect
ilumination onto the property. The adjacent light sources include cobra head sodium
lights on utility poles along Commercial Street.

Based upon the existing ambient light levels and the proposed lighting, the Applicant is
comfortable that adequate lighting will be present at the property for the proposed uses.
Comments from the residential neighbors during the previous review periods indicate that
additional lighting to raise the overall level of light at the property is not desired.

The Applicant is requesting that the Planning Staff support a waiver by the Planning Board
of the lighting standards of Section XV 4.A. Uniformity and 4.B. lllumination Levels, based
upon the following:

1. Existing ambient light levels at the property are between 0 and 0.3 foot-candles at
the interior and 0.8 to 1.5 fc at the edges of the lot;

2. Proposed lighting will raise the light levels needed for safe access and egress in and
out of the property onto Commercial Street to reasonable average levels of 1.25; and

3. Proposed lighting will provide for security, safety, and nighttime use of the new
buildings and work yards;

4. lllumination of the property to the levels required by the City Ordinance will impact
the residences located uphill from the proposed project.

SOLID WASTE

The proposed boatyard use will generate two types of solid waste: regular waste and
hazardous waste.

Regular non-hazardous waste will be stored on site in a dumpster(s) and collected by a
local solid waste company who the Applicant will form an annual contract.

Hazardous waste will be stored in accordance with the requirements of the Brightwork
Boatyard Manual and collected, transported and disposed of by ENPRO Services, Inc. or
another similar company. We have previously provided a letter from ENPRO identifying
the most common drummed wastes generated by the Applicant’s former facility on Fore
Street in Portland, how they are tracked, where they are transported to and how they
are disposed of. No further information related to solid waste will be provided unless
requested by City Staff.
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STORMWATER MANAGEMENT

The development will rely on the placement of boatyard surface materials consisting of
crushed stone aggregate and subbase gravels similar to what has been placed on the
maijority of the shorefront parcel. The Applicant will be requesting a waiver from the City’s
Flooding Standards due to the site's proximity to Tidal Conditions in the Fore River. We
propose the placement of the “Boatyard Surface” as the primary means of water quality
freatment for the site.

EROSION AND SEDIMENT CONTROL

A temporary Erosion and Sediment Confrol Plan is included as part of the plan
documents. Because of the placement of the crushed stone surface over most of the
property, there is little to no exposure for erosion or sediment transport off the site.

FLOODING

The project site has been depicted graphically on a portion of the FEMA Flood Insurance
Rate Map and is attached as Figure 7 and provided at the end of this section. The Phase
IV building will be constructed with a finish floor elevation of at least 12.0 feet, which is 2
feet higher than the 100-year flood elevation of 10.0 feet.

BLASTING

Based on previous soil investigation at the site, blasting is not anticipated for construction
of Building E.

AIR EMISSIONS/ODORS/VAPORS

Air emissions expected to occur as a result of, or within the project area, are as follows:
» Temporary emissions associated with construction vehicles and construction of
project.

» Temporary emissions associated with vehicular fravel of employees, delivery vehicles,
travel lift, etc.

» Emissions associated with the heating systems for the building.
» Emissions related to boat repair activity.

» Insignificant odors will be generated during the construction phase of the
development and during day to day operation of the proposed boatyard facility.
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Short term odors or odors generated during construction include the following:

» Organic odors from earth moving during construction.

» Petroleum odors from construction equipment and vehicles used during construction
for the project.

» These odors will emanate from the site and may be detectable in the immediate
vicinity of the development but will dissipate through the air into the atmosphere in
negligible amounts.

Long term odors or odors generated during day to day operation of the facility such as
that proposed include:

» Petroleum odors from vehicles/travel lift.

» Solid Waste odors.

» Odors from boatyard activities such as painting, etfc.

These odors are not likely to be offensive, as they are of low intensity and the site is not in
a densely developed area. Therefore, no provisions for odor confrol are planned.

However appropriate ventilation procedures will be utilized on site for health and safety
of staff during certain boat repair activities.

Large scale water vapor emissions are not anticipated as part of this project.

SUNLIGHT

The proposed building at the site will not cast significant shadows onto neighboring
properties, or block access to direct sunlight for structures utilizing solar energy. The Site
Layout Plan and Grading and Drainage Plan show the proposed site improvements and
their relationships to property lines. The site plan shows the relative elevations of the
building with respect to elevations along the property lines.

APPROVAL REQUIREMENTS

The following Phase IV permits are required:

» City of Portland Planning Board Level lll Amended Site Plan Approval, Conditional Use
Approval and Shoreland Zoning Approval

» City of Portland Building Permit(s)



G

Mr. Matthew Grooms
June 26,2018
Page 16

CLOSURE

Accompanying this cover letter are the following materials to complete Tab 1 — General
Application Documents:

Attachment A:

Attachment B:

Attachment C:
Attachment D:

Attachment E:
Attachment F:

Level lll Site Plan Application Completed Checklist
Right, Title and Interest

Zoning Assessment

Waiver Requests

Financial Capability

Technical Capability

In addition to the information listed above, we are also providing the following materials
with our submission:

YV V V V V V V

Plan Sheets

Tab 2 - Transportation

Tab 3 - Environmental and Landscape Features
Tab 4 — Environmental and Stormwater

Tab 5 - Public Infrastructure and Safety

Tab 6 - Site Design

Tab 7 — Construction Management Plan

On behalf of the Canal Landing Team, we look forward to your continued assistance on
the project and we look forward to the next available Public Hearing meeting with the
Planning Board. We are of the opinion that a workshop with the Planning Board is not
necessary given the previous appearances we have made before the Planning Board.
In advance of the Public Hearing, the applicant will be conducting a Public Informational
Meeting. We anticipate this meeting will be conducted prior to the Public Hearing.
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If you have any questions regarding the materials being submitted, please contact this
office.

Sincerely,

STANTEC CONSULTING SERVICES INC.

Stephen R. Bushey, P.E.
Associate

Phone: (207) 887-3406

Fax: (207) 883-3376
stephen.bushey@stantec.com

Attachments — As listed above

C: Phineas Sprague, Jr. — Canal Landing, LLC
Clint Marshall

V:\1953\active\195350129\Admin\Permitting\Level lll - Ph 4 - Site Plan Application\lfr_grooms_level3_2018.06.26.docx
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ATTACHMENT A

LEVEL IIl APPLICATION SUBMISSION CHECKLIST




Portland, Maine  {[ESKWESIER ves. Life’s good here.

Flanning & Urban Development Department

LEVEL Il and LEVEL Il APPLICATION SUBMISSION CHECKLIST
Submit each Tab as one PDF file and bookmark the items as noted below

Please confirm by electronically checking the boxes to the left

Tab 1 - General Application Documents

Checklist Items to be Provided

Yes NA Plan | PROJECT DESCRIPTION

| ] | ‘ | e Cover Letter with detailed project description

Yes NA Plan | COMPLETED CHECKLIST - LEVEL Il APPLICATION

ol [ |

Yes NA Plan | RIGHT, TITLE AND INTEREST

| | [] ‘ | e Deeds, leases, or purchase and sales agreements

Yes NA Plan | EVIDENCE OF STATE OR FEDERAL APPROVALS, if applicable

| | [] ‘ | e Permits or letters of non-jurisdiction, if applicable

Yes NA Plan | ZONING ASSESSMENT

| ] | ‘ | e Table listing required and proposed uses and dimensional standards
Zoning Assessment Table

Yes NA Plan | EXISTING & OR PROPOSED EASEMENTS OR COVENANTS, if applicable

| | ] ‘ | e Evidence of existing easements and any proposed easements

Yes NA Plan | WAIVER REQUESTS

| [ | ‘ | e \Written request for waiver describing request and reason. Waiver Table

Yes NA Plan | FINANCIAL CAPABILITY

| | L] ‘ | e Letter or evidence from a financial institution or third party verifying financial
capacity to undertake project

Yes NA Plan | TECHNICAL CAPABILITY

| | ] ‘ | e Evidence of technical capability of applicant and consultants - resumes and/or

examples of past projects



http://www.portlandmaine.gov/DocumentCenter/View/20636
http://www.portlandmaine.gov/DocumentCenter/View/20629

LEVEL Il AND LEVEL Il SITE PLAN STANDARDS
AND SUBMISSION CHECKLIST

Provide assessment of compliance with standards and include supplemental

documentation, as applicable.

Submit each Tab as one PDF file and bookmark the items as noted below

Tab 2 - TRANSPORTATION

Check list Assess/Provide/Document:
Yes NA Plan | Transportation Analysis- Traffic Impact (14-526 (a) 1)
| | [] ‘ | e Provisions for pedestrian, bicycle, vehicle, and loading circulation and incremental
volume of traffic impacts
e Traffic Impact Study (Technical Manual, Section 1) if applicable
Yes NA Plan | Access and Circulation (14-526 (a) 2 a)
| [] | ‘ | e Access and internal circulation, addressing ADA access
e Access and egress impacts on traffic flows
e Description and use of drive-up features, if applicable
Yes NA Plan | Loading and Servicing (14-526 () 2 b)
| H | ‘ | e Loading and servicing needs, route and travel way geometrics for deliveries
e Turning templates for delivery vehicles, if applicable
Yes NA Plan | Sidewalks (14-526 () 2 ¢)
| | ] ‘ | e Sidewalks and condition along street frontages and internal walkways
e Engineered details for ADA ramps and public sidewalk details meeting sidewalk
materials policy and ADA ramp construction details as applicable (Technical
Manual, Section 1)
Yes NA Plan | Public Transit (14-526 (2) 3), if applicable
| | [] ‘ | e Existing available transit services
e Proposed site plan design details, such as easement, pad base, and shelter
Yes NA Plan | Off-Street Parking: Vehicle & Motorcycle/Scooter) (14-526 (3) 4aand c)
| | H ‘ | e Expected parking demand, proposed parking supply, ADA parking, and applicable
Zoning Requirements
e Address Technical Manual standards (Section 1) for curb cut separation and
parking lot layout and locate on site plan
Yes NA Plan | Bicycle Parking (14-526 (a) 4 b)
| | [] ‘ | e Address bicycle parking requirements and identify locations on-site
e Construction details for bike racks (Technical Manual, Section 1)
Yes NA Plan | Snow Storage (14-526 (a) 4d)
| | 0 ‘ | e Management plan for snow removal and locate snow storage areas on plan
Yes NA Plan | Traffic Demand Management (TDM) (14-526 (a) 5), if applicable
| | L] ‘ | e Develop TDM with Trip Reduction Targets and Strategies




Tab 3 - ENVIRONMENTAL AND LANDSCAPE FEATURES

Check list Assess/Provide/Document:
Yes NA Plan | Preservation of Significant Natural Features (14-526 (b) 1), if applicable
| | [] ‘ | e Trees, plants, habitats listed on State or Federal list of endangered or threatened
e High and moderate value waterfowl and wading habitat
e Aquifers on Casco Bay Islands
e Waterbodies (including wetlands, watercourses, significant vernal pools and
floodplains)
e Proposed preservation areas and protection measures
e Documentation from environmental consultants, determinations from applicable
state agencies
Yes NA Plan | Landscaping and Landscape Preservation (14-526 (b) 2a)
| | [ ‘ | e Preservation of trees and preservation within required zoning setbacks (Technical
Manual, Section 4)
e Protection measures of existing vegetation during construction
e Protection measures within Shoreland Zone, if applicable
Yes NA Plan | Site Landscaping (14-526 (b) 2 b)
| | [] ‘ | e Screening and buffering of service areas and between non-residential and
residential uses
e Planting plans with plant schedule and sizes (Technical Manual, Section 4)
Yes NA Plan | Parking Lot Landscaping (14-526 (b) 2 b ii), if applicable
| | [ ‘ | e Landscaped islands within parking areas (Technical Manual, Section 4)
Yes NA Plan | Street Trees (14-526 (b) 2 b iii)
| | [ ‘ | e Existing Heritage or Feature Trees on site and measures to preserve

e Identify street trees on the plan meeting the site plan and Technical Manual
standards (Section 4) or identify alternative measures, if applicable

Tab 4 - ENVIRONMENTAL AND STORMWATER

Check list Assess/Provide/Document:
Yes NA Plan | Water Quality, Stormwater Management and Erosion Control (14-526 (b) 3a)
| | [ ‘ | e Stormwater report in compliance with Section 5 of Technical Manual and DEP

Chapter 500 stormwater for basic, general and flooding standards, as applicable
e Erosion control plan and measures
e Evidence of compliance with Urban Impaired Stream Standards pursuant to DEP
Chapter 500 stormwater, as applicable
e Subsurface sanitary sewage disposal and groundwater protection




Tab 5 - PUBLIC INFRASTRUCTURE AND SAFETY

Check list Assess/Provide/Document:
Yes NA Plan | Consistency with City Master Plans (14-526 (c) 1)
| [] | ‘ | e Identify consistency with master plans
e Proposed easements, rights and improvements to connect or continue off-
premises public infrastructure, as applicable
Yes NA Plan | Public Safety and Fire Prevention (14-526 (c))
| 0 | ‘ | e Address Crime Prevention through Environmental Design (CPTED) (Technical
Manual, Section 3)
e Emergency vehicle access
e Address consistency with public safety standards (Technical Manual, Section 3)
e Submit a code summary referring NFPA 1 and all Fire Department standards
(Technical Manual, Section 3) - Fire Checklist
Yes NA Plan | Availability and Adequacy of Public Utilities (14-526 (c) 3) (Technical Manual,
| O | \ | | Sections 2 & 9)

e Electrical services, including providing underground services

e Identify existing and proposed connections for public utilities and required public
utility upgrades

e Sewer line connections are required, if there is a main within 200 feet

e Proposed solid waste management facilities on-site and management for the site

e Written evidence of the ability to serve from utility companies, as applicable

Tab 6 - SITE DESIGN

Check list Assess/Provide/Document:
Yes NA Plan | Massing, Ventilations and Wind Impact (14-526 (d) 1)
| | L] ‘ | e Wind and ventilation impacts on adjoining structures and/or adjacent public
spaces. Wind study, if applicable
e Bulk, location or height impacts on adjoining structures
e Identify and locate HVAC equipment and venting away from public spaces and
residential properties
e |dentify screening and manufacturing specifications for noise, if applicable
Yes NA Plan | Shadows (14-526 (d) 2), if applicable
| | [] ‘ | e Shadow analysis of impacts on publicly accessible open space (Technical Manual,
Section 11)
Yes NA Plan | Snow and Ice Loading (14-526 (d) 3)
| | [] ‘ | e Building design to prevent snow and ice from loading or falling onto adjacent
properties or public ways
Yes NA Plan | View Corridors (14-526 (d) 4), if applicable
| | [ ‘ | e Protection of designated view corridors (Portland Design Manual, Appendix 1)



http://www.portlandmaine.gov/DocumentCenter/View/20630

Yes NA Plan | Historic Resources (14-526 (d) 5), if applicable

| | [] ‘ | e Identify developments within Historic Districts or affecting Designated Landmarks

e Certificate of Appropriateness or other evidence

e |dentify Developments within 100 feet of Historic Districts or affecting Designated
Landmarks. Advisory HP review may be required

e Address preservation and documentation of Archaeological Resources

Yes NA Plan | Exterior Lighting (14-526 (d) 6)

| ] | ‘ | e Cut sheets of on-site light fixtures and any architectural or specialty lights
(Technical Manual, Section 12)

e Engineered details for any lights proposed in street right-of-way (Technical
Manual, Section 10)

Yes NA Plan | Noise and Vibration (14-526 (d) 7)
| | [] ‘ | e Evidence of noise levels for equipment, such as equipment specifications, to
demonstrate consistency with zoning requirements

Yes NA Plan | Signage and Wayfinding (14-526 (d) 8), if applicable

| | [ ‘ | e Signage plan showing the location, dimensions, height and setback of all existing
and proposed signs. Signs in Historic Districts are reviewed by Historic
Preservation staff

e Proposed commercial and directional signage on site

Yes NA Plan | Zone Related Design Standards (14-526 (d) 5)

| | 0 ‘ | e Address Historic Preservation Design Review, if applicable

e Address any applicable design review standards by zone

e Address submission requirements from Design Manual, page 1, addressing
neighborhood context

e Description of exterior materials, color, finish, and samples

Tab 7 - Construction Management Plan

Check list
Yes NA Plan | Construction Management Plan
| L] | ‘ | e Construction Management Document and Plan
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Level Il and Level Il Site Plan Checklist

Please upload the following drawings with the listed details into e-Plan

O RECENT BOUNDARY SURVEY (stamped by Maine Licensed Surveyor)

Must be in compliance with Technical Manual, Section 13

SITE PLAN(s) (stamped by Maine Licensed Engineer) including:

O Existing Conditions
e Approximate location of structures on abutting property
e  Topography
e  Locate water courses
e  Delineate wetlands
e  Zonelines

O Proposed Site Plan
e Ground floor area, and grade elevations for all buildings

Access, Circulation, and Parking

e Streets and intersections adjacent to site , any proposed geometric modifications

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

e Engineered specifications/ cross-sections for proposed driveways, sidewalks & paved
areas

e Location and dimensions of proposed loading areas

e Existing and proposed transit infrastructure with dimensions/ engineering specifications

e Location of vehicle and bicycle parking with dimensions and engineering specifications

O Site Considerations
e Identify snow storage areas
e Location of fire hydrants
e Location of solid waste management facilities

UTILITY PLAN including:

e Existing utilities on site and within public streets

e Location, sizing, and directional flows of all existing and proposed utilities

e Location and dimensions of off-premises public or publicly accessible infrastructure
adjacent to site

e Electric utility infrastructure




GRADING and DRAINAGE PLAN including:

e Existing grades and drainage
e Proposed grades
e Proposed stormwater management meeting Technical Manual (Section 5) standards
e Location and proposed alteration of a water course
e Preservation or alteration of wetlands
O EROSION CONTROL
e Must be in compliance with Technical Manual, Section 5
O LANDSCAPE PLAN including:
e Existing vegetation to be preserved and preservation measures
e Proposed landscaping and buffers
e Planting schedule
O RECORDING PLAT, if applicable
e |F SUBDIVISION: Must be in compliance with requirements of Section 14-496 (b)
0 ARCHITECTURAL PLANS & RENDERINGS including:

e Exterior building elevations, color renderings, illustrations of all sides

e Location and dimensions of all existing & proposed HVAC & mechanical equipment, all
proposed screening

e Provide context drawings, if applicable (Design Manual, page 1)

e Floor plans




ATTACHMENT E

FINANCIAL CAPABILITY

The Applicant has the means at its disposal for financing the proposed Canal Landing project.
A letter from Norway Savings Bank was supplied previously indicating their support of the
project. They remain actively involved and supportive of the Phase IV and future phase
activities. An updated letter from Norway Savings can be supplied upon request.

A breakdown of the preliminary project cost for Phase IV includes the following:
> Phase IV Site Work <$100,000

» Structures $1.5 million to $2 million

These values are considered preliminary and approximate and are subject to change as
building design and project layout is refined.



ATTACHMENT B

RIGHT, TITLE & INTEREST

The Applicant has completed the acquisition of the property with Portland Terminal Company as
evidenced by the Release Deed previously submitted to the City as part of the Buildings C & D

application; approved by the City of Portland in January 2018. A copy of this deed is provided
following this page.



MAINE REAL ESTATE TAX PAID
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RELEASE DEED

MAINE CENTRAL RAILROAD COMPANY, a corporation duly organized and
existing under the laws of the State of Maine, with offices at 1700 Iron Horse Park, North
Billerica, Middlesex County, Massachusetts 01862 (the "Grantor") in consideration of [l
N Dollars paid to it by CANAL
LANDING, LLC, with a mailing address of 400 West Commercial Street, Portland, Maine
04101 (the "Grantee") hereby grants to the Grantee all the Grantor's right, title and interest,
without any warranties or covenants of title whatsoever, in a certain parcel of land, and the
buildings, bridges, structures, crossings, fixtures and improvements thereon, if any, situated in
Portland, County of Cumberland, State of Maine (the "Premises") described as follows:

SEE EXHIBIT "A" ATTACHED HERETO AND
MADE A PART HEREOF BY THIS REFERENCE.

This conveyance is subject to the following reservations, conditions, covenants and
agreements:

1.

This conveyance is made without granting any right of way, either by necessity or
otherwise, over any remaining land or location of the Grantor.
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The Grantor excepts from this conveyance any and all railroad tracks, railroad track
materials (including, but not limited to, ties, connections, switches and ballast) and/or
related equipment of any description located in whole or in part within the Premises.

By the acceptance of this deed and as part consideration therefor, the Grantee hereby
assumes any and all agreements, covenants, obligations and liabilities of the Grantor
in respect to any underground facilities, drainage culverts, walls, crossings and/or
other structures of any nature and description located in whole or in part within the
Premises.

By the acceptance of this deed and as part consideration therefore, the Grantee agrees
to indemnify, defend and hold harmless the Grantor (including its ofticers,
employees, agents, directors, shareholders and atfiliates) from and against any and all
loss, liability, damage, cost and expense (including reasonable attorneys' fees)
occasioned by or associated with any claims, suits and/or enforcement actions
(including any administrative or judicial proceedings and any remedial, removal or
response actions) ever asserted, threatened, instituted or requested by any person
and/or governmental agency on account of: (a) any release of oil or hazardous
materials or substances of any description on, upon or into the Premises in
contravention of any ordinance, law or statute (including, but not limited to, the
Comprehensive Environmental Response, Compensation and Liability Act ot 1980
(42 U.S.C. Section 9601, et seq., as amended); and (b) any and all damage to real or
personal property, natural resources and/or harm or injury to persons alleged to have
resulted from such release of o1l or hazardous materials or substances.

This conveyance is subject to the following restriction for the benefit of other land or
location of the Grantor, to wit: that from the date of delivery of this deed, the Grantor
shall not be liable to the Grantee or any lessee or user of the Premises (or any part
thereot) for any damage to any buildings or property upon them caused by fire,
whether communicated directly or indirectly by or from locomotive engines of any
description upon the railroad operated by the Grantor, or otherwise.



10.

1.

12.
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Whenever used in this deed, the term "Grantor" shall not only refer to the MAINE
CENTRAL RAILROAD COMPANY, but also its successors, assigns and atfiliates
and the term "Grantee" shall not only refer to the above-named Grantee, but also the
Grantee's successors, assigns and grantees, as the case may be.

The several exceptions, reservations, conditions, covenants and agreements contained
this deed shall be deemed to run with the land and be binding upon the Grantee
forever. In addition to the acceptance and recording of this deed, the Grantee hereby
signifies assent to the said several exceptions, reservations, conditions, covenants and
agreements, by joining in its execution.
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WITNESS WHEREOF, the said MAINE CENTRAL RAILROAD COMPANY has
caused this release deed to be executed in its name and its corpﬁsate seal to he hereto atfixed by
David A. Fink, its President, thereunto duly authorized this 2 day of ﬁ 3
2015.

)

GRANTOR:
MAINE CENTRAL RAILROAD COMPANY

e ’ B)OQJCM

Witneds David A. Fink, President

GRANTEE: e SE4y

o i, Sy e

Witness Phineas Sprague, Y Mah ager
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COMMONWEALTH OF MASSACHUSETTS
Middlesex, ss. 7&2&(_&2 2015

On this a_l%day of ]a; 71t} | , 2015, before me, the undersigned notary public,
personally appeared the above-named David A. Fink, the President of the MAINE CENTRAL
RAILROAD COMPANY as aforesaid, proved to me through satisfactory evidence of identification,
which was personal knowledge, to be the person whose name is signed on the preceding or attached
document, and acknowledged to me that he signed it voluntarily for its stated purpose.

(e 2.%

Notary Publi
My Commissidn E£p¥e

]

s < 2
; z
£ ¢ . iRZ
= K . -
: 3 // N
> " S
XoR> . §
2 PN OF ST
0 I ~ IVl AW
‘U, -

STATE OF MAINE

Cumberland, ss. ﬂfﬁ‘% /2015
On this Z qaay of mM , 2015, before me, the undersigned W Lo

personally appeared the above-named Phineas Sprague, Jr., Manager anal Landing, LLC, as
aforesaid, proved to me through® satisfactory evidence of” identifigation,, which was

MW/IZLCQM'\, to be the person whose name is sign€d on the/preceding or attached

‘document, and chnowledged to me that he signed it volunatily for itgSta

olary ille ‘1Yo o St
My Commission Expires: £/
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EXHIBIT “A”

MAINE CENTRAL RAILROAD COMPANY
TO
CANAL LANDING, LLC
RAILROAD LAND
IN
PORTLAND, MAINE

A certain lot or parcel of land situated on the southerly side of West Commercial Street in
the City of Portland, County of Cumberland and State of Maine as shown on a plan
entitled “Land on West Commercial Street, Portland, Maine, Maine Central Railroad
Company to Canal Landing, LLC, dated April 30, 2015 to be recorded in the Cumberland
County Registry of Deeds in Plan Book 215, Page /57 (the “Plan”), bounded and
described as follows:

Beginning at a point on the southerly sideline of West Commercial Street at the
northwesterly corner of land now or formerly of New Yard, LLC recorded in the
Cumberland County Registry of Deeds in Book 30887, Page 247,

Thence, S 16°58'37” E along the westerly line of land of said New Yard, LLC 90.30 feet
to the northerly line of land now or formerly of the State of Maine Department of
Transportation recorded in said Registry of Deeds in Book 31408, Page 301;

Thence, the following courses and distances along the northerly line of land of said State
of Maine:

S 59°26'10” W 693.10 feet;

Thence, along a curve to the right with a radius of 673.74” feet, having an arc length of
153.57 feet, having a chord bearing of S 65°57'S8” W and chord length of 153.24 feet;

S 72°29'45” W 542.24 feet;
S 87°07'38” W 273.21 feet;
S 86°01'33” W 312.82 feet;
S 84°41's7” W 219.48 feet to the southerly sideline of said West Commercial

Street;
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Thence the following courses and distances along the southerly sideline of West
Commercial Street:

N 77°41'31” E 248.67 feet;
N 71°39'48” E 854.33 feet;
N 66°06'18” E 793.06 feet;
N 73°01123” E 263.49 feet to the point of beginning. Containing 294,083 S.F. or

6.75 acres, more or less.

Also another certain lot or parcel of land situated on the southerly side but not adjacent to
West Commercial Street in the City of Portland, County of Cumberland and State of
Maine as shown on the Plan, bounded and described as follows:

Commencing at a point on the southerly sideline of West Commercial Street at the
northwesterly corner of land now or formerly of New Yard, LLC recorded in said
Registry of Deeds in Book 30887, Page 247,

Thence, S 16°58'37” E along the westerly line of land of said New Yard, LLC 158.20 feet
to the point of beginning at the southerly line of land now or formerly of the State of
Maine Department of Transportation recorded in said Registry ot Deeds in Book 31408,
Page 301;

Thence, S 16°58'37” E continuing along the westerly line of New Yard, LLC 503 feet,
more or less, to the spring high tide line of the Fore River;

Thence, westerly along the spring high tide line of the Fore River 1659 feet, more or less,
to land of the State of Maine;

Thence, the following courses and distances along the southerly line of land of said State
of Maine:

N (02°5222” W 26 feet, more or less;
N 87°07'38” E 21.45 feet;

Thence, along a curve to the left with a radius of 725.78 feet, having an arc length of
185.34 feet, having a chord bearing of N 79°48'41” E and chord length of 184.84 feet;

N 72°29'45” E 519.07 feet;
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Thence, along a curve to the left with a radius of 725.74 feet, having an arc length of
165.42 feet, having a chord bearing of N 65°57'58” E and chord length of 165.07 feet;

N 59°26'10” E 495.19 feet;
N 62°41127” E 125.13 feet;
N 66°19'39” E 57.45 feet to the point of beginning. Containing 260,844 S.F. or

5.99 acres, more or less.

Together with all right, title and interest that this grantor may have in the intertidal and
submerged lands abutting the above described parcel.

The property is subject to a Deed of Easement from Maine Central Railroad Company to
Canal Landing, LLC, dated August 7, 2014 and recorded in said Registry of Deeds in
Book 31723, Page 95.

MAINE CENTRAL RAILROAD COMPANY was f/k/a Maine Central Road Company,
Portland and Ogdensburg Railroad Company and Boston and Maine Railroad.

Meaning and intending to convey and hereby conveying a portion of the premises
conveyed to Maine Central Railroad Company, a/k/a Maine Central Road Company by
deed of Portland Terminal Company, dated December 30, 1985 and recorded in said
Registry of Deeds in Book 7026, Page 187.

Recaived
Recorded Register of Deeds
May 012015 11:27:574
Cumbarland County
Nancy A. Lane



ATTACHMENT F

TECHNICAL CAPABILITY

The Applicant has assembled a highly-qualified team of professionals to plan, permit, and
develop construction documents for the project. The Team is working under the direction of Mr.
Phineas Sprague, Jr. as Project Developer.

The Team services will be provided by the following companies and their respective team

leaders:

Civil Engineer

Stephen R. Bushey, P.E.
Stantec Consulting Services Inc.
482 Payne Road

Scarborough, Maine 04074
(207) 887-3478 — Work

(207) 756-9359 — Cell
Stephen.Bushey@Stantec.com

Surveyor

John Swan, P.L.S.

Owen Haskell, Inc.

390 US Route 1, Unit 10
Falmouth, ME 04105
(207) 774-0424 — Work
jswan@owenhaskell.com

(207) 774-0511 — Fax

Attorney

Peter Plumb, Esq.
Murray Plumb & Murray
75 Pearl Street
Portland, ME 04104
(207) 773-5651 — Work
pplumb@mpmlaw.com

(207) 773-8023 — Fax

Geotechnical

Tim Boyce, P.E.

S. W. Cole Engineering
286 Portland Road
Gray, ME 04039
(207) 657-2866 — Work
TBoyce@SWCole.com

(207) 657-2840 — Fax

Environmental

Rip Patten, P.E.

Credere Associates, LLC
776 Main Street
Westbrook, ME 04092
(207) 828-1272 — Work
rpatten@crederellc.com

(207) 887-1051 — Fax

Structural Engineering

Roger Gagnon

Gagnon Engineering

10 Solomon Drive

Gorham, ME 04038

(207) 839-8085 — Work
roger@gagnonengineering.com




Construction Manager Jim Keeley _
Keeley Crane Service

P.O. Box 1074
Portland, ME 04104
(207) 885-0035
jim@keeleycrane.com

The team of consultants retained by developer has expertise and experience in the design of

similar commercial projects. Resumes of key personnel for development team can be provided
upon request.

The Applicant also has significant experience in the development and management of large
commercial projects having managed Portland Yacht Services for many years.



ATTACHMENT D

WAIVER REQUESTS

See Waiver Table and additional information provided in cover letter.



Standard to be Waived:
Cite Ordinance or Technical Manual
Standard

Cite Standard Language:
Cite specific language of applicable
Ordinance or Technical Manual Standard

Waiver Being Sought:

Describe waiver being sought. Ex. - We
are requesting a two-way parking lot drive
aisle width of 20’ feet.

Justification for Waiver:

Address specific waiver criteria, if
applicable, and document reasons for the
waiver request.

Section14-498(b)(8)(a)
SidewalksandCurbs

a. Sidewalksshallbe
constructean eachsideof
eachstreetin accordancevith
Article lll of Chapter25.
Sidewalksto be usedby

We arerequestinga waiverto
provideasidewalkalongthe
full propertyfrontage

Thereis no sidewalkin
existenceor expectedvithin
1000feetandthe construction
of sidewalksdoesnot
contributeto thedevelopment

pedestrianareto besolocated of a pedestriaroriented
asto minimize contactswith infrastructure.
normalautomotivetraffic, with
nrafAaran~aminiAnntA intArinr

Section14-498(b)(8)(b) b. Curbshallbeconstructedn | We arerequestingawaiverto | Thestreethasbeen

SidewalksandCurbs

eachsideof eachstreet. The
curbingshallbeconstructedis
providedin Article VI of
Chapter2s.

providecurbalongthefull
propertyfrontage.

rehabilitatedvithout curbingin
thelast60 months.

Runofffrom thedevelopment
siteor within the streetdoesnot
requirecurbingfor stormwater
management.

Section14-526(a) 3 a Public
TransitAccess

a.Foranyresidential
developmentonsistingof
twenty (20) or moredwelling
unitsor commerciabr
institutionaldevelopmenof at
least20,000squardeetgross
floor areaatransitfacility shall

hao conetriictandhiharathao

The Applicantrequestsa
waiver of thetransitfacility
requirement.

Theproposedrojectwill only
be 12,000SFandwill not
generatgublictransitusage




ATTACHMENT C

ZONING ASSESSMENT

See Zoning Analysis table and additional information provided in cover letter.



Portland, Maine

Flanning & Urban Development Department

ZONING ANALYSIS

All Projects:

Relevant Zone(s)

WaterfrontPortDevelopmenZone(WPDZ)

Yes. Life's good here.

Required Proposed

Lot Size

N/A

Area Per Dwelling Unit

Minimum Street Frontage

Front Yard Minimum

N/A

Front Yard Maximum

Rear Yard

Yard Right

Yard Left

Side Street Setback

Step Back

Maximum Lot Coverage

50%

Minimum Lot Coverage

N/A / 5 acresconduse

Maximum Height

55ft / 75ft. conduse 72 ft.

Open Space

Maximum Impervious Area

Pavement Setback

Floor Area Ratio

Off Street Parking Spaces

Loading Bays

Other1 Setback from Pier Line

5 ft.

Other 2 Max. Building Length

450ft. 150ft.

Other 3
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Planned Residential Unit Developments (PRUD) Requirements - N/A

Required Proposed
Minimum Lot Size
Minimum Lot Area per Dwelling
Maximum # Units per Building
Maximum Building Length
Maximum Accessory Building Length
Minimum Setbacks
Minimum Building Separation
Minimum Open Space
Affordable Housing Density Bonuses (if applicable) - N/A
Bonus Maximum
Increase or Allowable Proposed
Decrease With Bonus
Density
Height

Setback Reduction

Recreation Space

Maximum Accessory Building Length

Minimum Setbacks

Minimum Building Separation

Minimum Open Space

Explanatory Text 1 (optional):

Explanatory Text 2 (optional):

Explanatory Text 3 (optional):
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TAB 4 - ENVIRONMENTAL AND STORMWATER

Section 14-526. Site Plan Standards

The following statements are provided in accordance with the submission checklist Tab
4 and Section 14-526 of the ordinance.

(b) Environmental Quality Standards

Water Quality, Stormwater Management and Erosion Control (14-526 (b) 3 a)

e Stormwater report in compliance with Section 5 of Technical Manual and DEP
Chapter 500 stormwater for basic, general and flooding standards, as applicable

e FErosion control plan and measures

e FEvidence of compliance with Urban Impaired Stream Standards pursuant to DEP
Chapter 500 stormwater, as applicable

o Subsurface sanitary sewage disposal and groundwater protection

3. Water Quality, Stormwater Management and Erosion Control:

a. Stormwater:

(i)

(il

(i)

(iv)

The site’s runoff conditions are primarily self-contained and runoff infiltrates or
sheets to the Fore River; therefore, issues related to offsite or downstream
flooding are not applicable. The Boatyard Surface, consisting of a thick
section of granular and crushed stone soils, provides for nearly 100%
absorption, other than for very heavy rainfall events, thus water quality
treatment is also achieved.

All stormwater runoff is proposed to discharge to the Fore River. The project
will not adversely impact adjacent lots or the City street system.

All stormwater runoff is proposed to discharge to the Fore River. The project
will not adversely impact adjacent lots or the City street system.

All stormwater runoff is proposed to discharge to the Fore River. The project
will not adversely impact adjacent lots or the City street system.



TAB 3 — ENVIRONMENTAL AND LANDSCAPE FEATURES

Section 14-526. Site Plan Standards

The following statements are provided in accordance with the submission checklist Tab
3 and Section 14-526 of the ordinance.

(b) Environmental Quality Standards

Preservation of Significant Natural Features (14-526 (b) 1), if applicable

Trees, plants, habitats listed on State or Federal list of endangered or threatened
High and moderate value waterfowl and wading habitat

Aquifers on Casco Bay Islands

Waterbodies (including wetlands, watercourses, significant vernal pools and
floodplains)

Proposed preservation areas and protfection measures

Documentation from environmental consultants, determinations from applicable
state agencies

1. Preservation of Significant Natural Features:

a. The existing site retains no prominent significant natural features therefore no

issue related to the preservation of these features applies.

b. The Applicant is not requesting a waiver from this standard.

Landscaping and Landscape Preservation (14-526 (b) 2 a)

Preservation of trees and preservation within required zoning setbacks (Technical
Manual, Section 4)

Protection measures of existing vegetation during construction

Protection measures within Shoreland Zone, if applicable

2. Landscaping and Landscape Prevention:

a. Landscape Preservation.

(i) The site’s existing tree population is limited and the City's Shoreland Zoning
vegetation management provisions do not require tree protection in the
Waterfront Development Zone.

(i) Not applicable.

(i) Not applicable.

(iv) The Applicant will request a waiver from this standard.



Site Landscaping (14-526 (b) 2 b i)
e Screening and buffering of service areas and between non-residential and
residential uses
e Planting plans with plant schedule and sizes (Technical Manual, Section 4)
2. Landscaping and Landscape Prevention:
b. Site Landscaping:

(i) Landscaped Buffers:

(a) There are no service or loading areas observable from nearby sidewalks or
residential properties.

(b) The development is not subject to zoning setbacks or buffering
requirements.

(c) Not applicable.
(d) Not applicable.
Parking Lot Landscaping (14-526 (b) 2 b ii), if applicable
e Landscaped islands within parking areas (Technical Manual, Section 4)
2. Landscaping and Landscape Preservation:
b. Site Landscaping.
(i) Parking Lot Landscaping:

a) thrud) The applicant is requesting a waiver of the landscape
requirements based on the proposed boatyard use and the need
for flexibility with respect to boat parking and heavy vehicle
maneuvering.

Street Trees (14-526 (b) 2 b iii)
e Existing Heritage or Feature Trees on site and measures to preserve
e I|dentify street tfrees on the plan meeting the site plan and Technical Manual
standards (Section 4) or identify alternative measures, if applicable
2. Landscaping and Landscape Preservation:

b. Site Landscaping.

(iii) Street Trees:



(a) In accordance with the previously approved plan for the Phase |l
Buildings C & D, various street frees will be provided along the West
Commercial Street frontage. No further street tree measures are
proposed as part of the Phase IV Building E proposal.



TAB 5 — PUBLIC INFRASTRUCTURE AND SAFETY

Section 14-526. Site Plan Standards

The following statements are provided in accordance with the submission checklist Tab
5 and Section 14-526 of the ordinance.

(c) Public Infrastructure and Community Safety Standards.
Consistency with City Master Plans (14-526 (c) 1)
e [dentify consistency with master plans
e Proposed easements, rights and improvements to connect or continue off-
premises public infrastructure, as applicable

1. Consistency with City Master Plans:

a. The project has been designed to be consistent with the City’s Zoning Ordinance
and off-site infrastructure plans.

b. The Applicant will coordinate with utility representatives for the continuation of
easements related to utility infrastructure crossing the site.

Public Safety and Fire Prevention (14-526 (c) 2)

Address Crime Prevention through Environmental Design (CPTED) (Technical
Manual, Section 3)

Emergency vehicle access

Address consistency with public safety standards (Technical Manual, Section 3)
Submit a code summary referring NFPA 1 and all Fire Department standards
(Technical Manual, Section 3) — Fire Checklist

2. Public Safety and Fire Prevention:
a. The site has been designed to promote a safe and inviting customer access. The
MaineDOT has previously constructed the two rail crossings as shown on the
plans.

b. No changes to emergency access conditions within the surrounding streets is
proposed.

c. Fire hydrants are located within the adjacent street system. Additional fire
hydrants have been installed within the site.

Availability and Adequacy of Public Utilities (14-526 (c) 3) (Technical Manual, Sections 2
&9)

e Electrical services, including providing underground services



|dentify existing and proposed connections for public utilities and required public
utility upgrades

Sewer line connections are required, if there is a main within 200 feet

Proposed solid waste management facilities on-site and management for the
site

Written evidence of the ability to serve from utility companies, as applicable

Availability and Adequate Capacity of Public Utilities:

a.

The Applicant has previously secured letters from all applicable utilities stating
their ability to serve the site and systems have been previously installed that are
available to serve Building E.

All on site electrical lines will be underground.

All new utility infrastructures will meet the provisions of the Technical Manual.

The project will use an existing force main sewer and gravity connection to the
interceptor sewer located along the property frontage.

The sanitary sewer collection system will be designed to meet all applicable
sections of the Technical Manual.

Not applicable.



Stantec Consulting Services Inc.

< ) Sta ntec 482 Payne Road Scarborough Court, Scarborough ME 04074-8929

June 26, 2018

Captain Chris Pirone

City of Portland Fire Department
380 Congress Street

Portland, ME 04101

Subject: Canal Landing New Yard - Phase IV - Building E
400 West Commercial Street
Applicant: Canal Landing, LLC
NFPA 1 Review to Access and Other Fire Department Issues

Dear Captain Pirone:

In accordance with instructions in the City's Site Plan Review packet, please find
enclosed the drawing necessary for your review of the Canal Landing site at 400 West
Commercial Street project. We are submitting a Level lll Site Plan Application associated
with a proposed 12,000 SF metal Maintenance Building to be located on the shorefront
side of the development. We have listed each item in your checklist below, followed by
our response:

» Fire Department Checklist:

1. Name, address, telephone number of applicant:

Canal Landing, LLC

400 West Commercial Street
Portland, Maine 04101

Cell: 207-653-1414
phin@portlandyacht.com

2. Name address, telephone number of architect:

David Lloyd

Archetype PA

48 Union Wharf

Portland, ME 04101
Phone: 207-772-6022
Lloyd@archetypepa.com

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

The following IBC and NFPA classifications will apply to the Phase IV development:

IBC NFPA Classification
2B Il (000)
5B V (000)




G

Captain Chris Pirone
June 26, 2018

Page 2

4.

10.

Square footage of all structures [total and per story]:

BUILDING PROGRAM

Structure Total (SF) Per Story *

Marine Maintenance (Building E) 12,000 same

Elevation of all structures:

Building elevations accompany this letter.

Proposed fire protection of all structures:

All of the structures are proposed to have a sprinkler system. Fire protection is
currently provided by several onsite hydrants and hydrants within Commercial
Street in the vicinity of the site.

Hydrant locations:

Multiple new hydrants have been installed onsite. The Fire Department should
review and provide any additional information necessary regarding placement
and locations of future fire hydrants on the site. All hydrants installed comply with
the Portland Water District and Portland Fire Department standards pertaining to
manufacturer, style, and installation specifications.

Water main[s] size and location:

The site will be served by an 8" water main that will extend off the 12" main in
Commercial along the east end of the site. There is an existing fire line supply
meter serving the property. Below the meter pit, the project water main size will
be a minimum of 6" to serve the development site.

Access to all structures [min. 2 sides]:
The accompanying site plan depicts the site's access conditions that include
access to two or more sides of the buildings.

A Code Summary shall be included referencing NFPA 1 and all Fire Department
Technical Standards.




Captain Chris Pirone

June 26, 2018
Page 3

> NFPA 1 - Chapter 18 Fire Department Access and Water Supply

18.2 Fire Department Access

The project access conditions for east to west include an enfrance at the eastern
side of the site generally in the location of an existing graveled lot opposite the
Star Match Building. A primary access will be available from the existing
driveway in the middle of the property. A third, secondary driveway is proposed
at the west end of the site off Commercial Street. The separation between all
driveways will be at least 700 feet. The driveways will be greater than 24 feet in
width which satisfies NFPA 1 18.2.3.4.1.1 that requires a minimum width of 20 ft.

Per NFPA 1 Chapter 18.2.3.2.1 the interior site access conditions will extend to
within 50 ft. of at least one exterior door of all structures. This is safisfied on the
site plan.

Per NFPA 1 Chapter 18.2.3.2.2 all first story floors shall be located not more than
150 ft. from the Fire Department access road. This is satisfied on the site plan.

NFPA 1 18.2.3.3 pertains to the number of access roads required and states that
this determination is subject to the Authority Having Jurisdiction (AHJ).

69. 3.3.4 Minimum Separation Distances
Stantec reviewed NFPA 1 pertaining to separation distances between LP gas
storage containers and buildings. NGL has removed all of their tank storage in

the nearby parcel, therefore separation to LP tank storage no longer applies.

> City of Portland Technical Manual Section 3 = Public Safety

Part 3.4 Site Access Standards

3.4.1. Every dead-end roadway more than one hundred fifty (150’) feet in length shall
provide a turnaround at the closed end. Turnarounds shall be designed to facilitate
future street connectivity and shall always be designed to the right (refer to Figures I-5).

Supporting evidence: The development site is located along Commercial Street
which is accessible from either direction. A minimum of two points of access will be
provided into the Building E site.

3.4.2. Where possible, developments shall provide access for Fire Department vehicles
to at least two sides of all structures. Access may be from streets, access roads,
emergency access lanes, or parking areas.



Captain Chris Pirone

June 26, 2018
Page 4

Supporting evidence: As depicted on the site plans, the proposed building layout
provides for a minimum two-sided access to all structures.

3.4.3. Building setbacks, where required by zoning, shall be adequate to allow for
emergency vehicle access and related emergency response activities and shall be
evaluated based on the following factors:

Building Height.

Building Occupancy.
Construction Type.
Impediments to the Structures.
Safety Features Provided.

Supporting Evidence: The proposed development layout has contemplated
emergency access conditions and provided for safe and efficient access for
emergency vehicles.

3.4.4. Fire Dept. access roads shall extend to within 50’ of an exterior door providing
access to the interior of the structure.

Supporting Evidence: All buildings will be provided with an exterior entrance door
that will be within 50" of a Fire Department access route.

3.4.5. Site access shall provide a minimum of nine (9) feet clearance height to
accommodate ambulance access.

Supporting Evidence: A minimum 9 ft. vertical clearance will be provided below any
overhead signage or utilities entering the site. Generally speaking, all utilities will be
underground.

3.4.6. Elevators shall be sized to accommodate an 80 x 24 inch stretcher.

Supporting evidence: There are no elevators proposed for the project.

3.4.7. All structures are required to display the assigned sfreet number. Numbers shall
be clearly visible from the public right of way.

Supporting Evidence: The applicant will work with the City's Public Services Division
to assign street addresses and numbering to meet City standards.
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Captain Chris Pirone
June 26, 2018
Page 5

If you have any questions regarding the materials being submitted, please contact this
office.

Sincerely,

STANTEC CONSULTING SERVICES INC.

Stephen R. Bushey, P.E.
Associate

Phone: (207) 887-3406

Fax: (207) 883-3376
stephen.bushey@stantec.com

Attachments — Amended Fire Protection Plan

C: Phineas Sprague, Jr.— New Yard LLC
Clint Marshall

V:\1953\active\ 195350129\ Admin\Permitting\Level lll - Ph 4 - Site Plan Application\attachments\ltr_pirone_fire-dept_20180626update.docx



UTILITY ABILITY TO SERVE REQUESTS



Stantec Consulting Services Inc.

< ) Sta ntec 482 Payne Road Scarborough Court, Scarborough ME 04074-8929

June 20, 2018

MEANS GROUP

Portland Water District
225 Douglass Street

P.O. Box 3553

Portland, ME 04104-3553

Subject: Canal Landing New Yard - Phase IV
400 West Commercial Street, Portland, Maine
Ability to Serve Project with Water Supply & Wastewater Collection/Treatment

Dear Coordinator:

On behalf of Canal Landing, LLC, we would like to verify the Portland Water District’s
ability to provide domestic and fire supply water and wastewater capacity for their
project at 400 West Commercial Street in Portland. This Phase IV project consists of a
proposed 12,000 SF metal maintenance building that will include sprinkler service and
domestic water supply. The building will be served from the existing supply main that
crosses the rail fracks and serves the two existing buildings. The existing fire line supply
meter is part of this service system. The project site is located on all or a portion of Map
59, Block A Lots 3 & 4; Map 60, Block F, Lots 1, 2, 3 & 4; Map 71, Block F, Lots 2, 4, 5 & 6.

Water demand for domestic consumption is expected to be similar to wastewater
demands or as observed at the PYS center on Fore Street, water consumption will be
slightly more than wastewater flow. We do not anficipate the use of irrigation at this time.

We are in the process of completing the Level lll Site Plan Application for a submission to
the City of Portland Planning Staff and would appreciate your response to the Planning
Department.

Specifically, our office is interested in a letter from you indicating the following:

e The contfinued ability of the Portland Water District’s facilities to serve the project.
e Any other factors which may affect the water and sewer service to this site.

¢ The ability of the collection system to accept this flow.

e Any connection service orimpact fees.

¢ The ability of the Portland Water District to provide domestic and fire water supply to
the new Phase IV 12,000 SF Maintenance Building.



O

MEANS Group
June 20, 2018
Page 2

If you have any questions with regards to the information submitted, please contact our
office.

Regards,

STANTEC CONSULTING SERVICES INC.

v

Stephen R. Bushey, P.E.
Associate

Phone: (207) 887-3478

Fax: (207) 883-3376
Stephen.bushey@stantec.com

Attachment

C: Phin Sprague, Portland Yacht Services

V:\1953\active\195350129\Admin\Permitting\Level Il - Ph 4 - Site Plan Application\attachments\Itr_abs_pwd_2018.06.20.docx



Stantec Consulting Services Inc.
Sta ntec 482 Payne Road Scarborough Court, Scarborough ME 04074-8929
June 20, 2018

Mr. Brad Roland, PE

City of Portland Public Works
55 Portland Street

Portland, Maine 04104-3553

Subject: Canal Landing New Yard - Phase IV
400 West Commercial Street
Applicant: Canal Landing, LLC
Wastewater Capacity Application

Dear Mr. Roland:

Our office is working as a consultant to Canal Landing, LLC on the site planning and
permitting associated with the proposed Phase IV of the Canal Landing New Yard
Development. This Phase IV project consists of a proposed 12,000 SF metal maintenance
building. The project site is located on all or a portion of Map 59, Block A Lots 3 & 4; Map 60,
Block F, Lots 1,2, 3 & 4; Map 71, Block F, Lots 2, 4, 5 & é.

Water demand for domestic consumption is expected to be similar to wastewater demands
or as observed at the former PYS center on Fore Street, water consumption will be slightly
more than wastewater flow. We do not anficipate the use of irrigation at this time. Based on
this modest amount of domestic flow, we trust that the City's wastewater collection and
freatment system has adequate capacity to serve this project.

We are in the process of completing the Level lll Site Plan Application for for a submission to
the City Planning Staff and would appreciate your response to the Planning Department. If
you have any questions regarding the materials being submitted, please contact this office.

Sincerely,

STANTEC CONSULTING SERVICES INC.

S’rephe R Bushey P.E.

Associate

Phone: (207) 887-3406

Fax: (207) 883-3376
stephen.bushey@stantec.com

Enclosure

C: Phineas Sprague, Jr. — Canal Landing, LLC
Clint Marshall

V:\1953\ocfive\195350I29\Admin\Permifﬁng\LeveI Il - Ph 4 - Site Plan Application\attachments\ltr_portland_roland_2018.06.20.docx



CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION

Bradley Roland, P.E.
Water Resources Division

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

Date: June 20, 2018

1. Please, Submit Utility, Site, and Locus Plans.

Site Address: 400 West Commercial Street 59-A-3, 4
(Building E) Chart Block Lot Number: 60-F-1, 2, 3, 4

Proposed Use: 12,000 SF Boat Maintenance/Marine 71-F-2,4,5, 6

Previous Use:  Rail Yard > Commercial (see part 4 below)

Existing Sanitary Flows: 0 GPD g/ Industrial (complete part 5 below)

Existing Process Flows: 0 GPD £ | Governmental

Description and location of City sewer that is to ©| Residential

receive the proposed building sewer lateral. =| Other (specify)

Clearly, indicate the proposed connections, on the submitted plans.

2. Please, Submit Contact Information.

City Planner’s Name: _Matthew Grooms Phone: 207-874-8725

Owner/Developer Name: Canal Landing LLC

Owner/Developer Address: 400 West Commercial Street

Phone: 207-774-1067 Fax: E-mail: phin@portlandyacht.com

Engineering Consultant Name: Stephen Bushey, P.E.

Engineering Consultant Address: Stantec, 482 Payne Rd, Scarborough, ME 04074

Phone: 207-887-3478 Fax: 207-883-3376 E-mail: stephen.bushey@stantec.com

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

3. Please, Submit Domestic Wastewater Design Flow Calculations.

Estimated Domestic Wastewater Flow Generated: 20 employees at 15 gpd = 300 GPD
Peaking Factor/ Peak Times: Not Applicable

Specify the source of design guidelines: (i.e._ “Handbook of Subsurface Wastewater Disposal in
Maine," __ “Plumbers and Pipe Fitters Calculation Manual,” _x Portland Water District Records,
Other (specify)

Note: Please submit calculations showing the derivation of your design flows, either on the following page, in the space
provided, or attached, as a separate sheet.

4% Revision
13 March 2013


skeef
Typewritten Text
400 West Commercial Street

skeef
Typewritten Text
59-A-3, 4
60-F-1, 2, 3, 4
71-F-2, 4, 5, 6

skeef
Typewritten Text
(Building E)
12,000 SF Boat Maintenance/Marine

skeef
Typewritten Text
Rail Yard

skeef
Typewritten Text
0

skeef
Typewritten Text
0

skeef
Typewritten Text
X

skeef
Typewritten Text
Matthew Grooms

skeef
Typewritten Text
207-874-8725

skeef
Typewritten Text
Canal Landing LLC

skeef
Typewritten Text
400 West Commercial Street

skeef
Typewritten Text
207-774-1067

skeef
Typewritten Text
phin@portlandyacht.com

skeef
Typewritten Text
Stephen Bushey, P.E.

skeef
Typewritten Text
Stantec, 482 Payne Rd, Scarborough, ME  04074

skeef
Typewritten Text
207-887-3478

skeef
Typewritten Text
207-883-3376

skeef
Typewritten Text
stephen.bushey@stantec.com

skeef
Typewritten Text
Not Applicable

skeef
Typewritten Text
X

Skeef
Typewritten Text
June 20, 2018

Skeef
Typewritten Text
20 employees at 15 gpd = 300


4. Please, Submit External Grease Interceptor Calculations.

Total Drainage Fixture Unit (DFU) Values: Not Applicable
Size of External Grease Interceptor:

Retention Time:

Peaking Factor/ Peak Times:

Note: In determining your restaurant process water flows, and the size of your external grease interceptor, please use The
Uniform Plumbing Code. Note: In determining the retention time, sixty (60) minutes is the minimum retention time.
Note: Please submit detailed calculations showing the derivation of your restaurant process water design flows, and
please submit detailed calculations showing the derivation of the size of your external grease interceptor, either in the
space provided below, or attached, as a separate sheet.

5. Please, Submit Industrial Process Wastewater Flow Calculations

Estimated Industrial Process Wastewater Flows Generated: Not Applicable GPD

Do you currently hold Federal or State discharge permits? Yes  No

Is the process wastewater termed categorical under CFR 40? Yes No

OSHA Standard Industrial Code (SIC): (http:/Aww.osha.gov/oshstats/sicser.html)

Peaking Factor/Peak Process Times:

Note: On the submitted plans, please show where the building's domestic sanitary sewer laterals, as well as the building’s
industrial-commercial process wastewater sewer laterals exits the facility. Also, show where these building sewer laterals
enter the city’s sewer. Finally, show the location of the wet wells, control manholes, or other access points; and, the
locations of filters, strainers, or grease traps.

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

4% Revision
13 March 2013
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TAB 6 — SITE DESIGN

Section 14-526. Site Plan Standards

The following statements are provided in accordance with the submission checklist Tab
6 and Section 14-526 of the ordinance.

(d) Site Design Standards.
Massing, Ventilations and Wind Impact (14-526 (d) 1)

e Wind and ventilation impacts on adjoining structures and/or adjacent public
spaces. Wind study, if applicable.

e Bulk, location or height impacts on adjoining structures

e [dentify and locate HVAC equipment and venting away from public spaces and
residential properties

e [dentify screening and manufacturing specifications for noise, if applicable

1. Massing, Ventilation and Wind Impact:

a. The bulk, location and height of the proposed Building E has been designed to
not result in adverse impacts to abutting properties.

b. The bulk location and height of the proposed building is consistent with the WPDZ
requirements and there are no nearby developed lots that may be negatively
impacted. The IMT expansion area is an industrial waterfront use. There is
currently no development on the opposite side of Commercial Street. Land to
the west includes more waterfront industrial land uses and buildings.

c. HVAC venting, if necessary, will be directed through rooftop units and will not
impact any adjacent public spaces.

Shadows (14-526 (d) 2), if applicable

e Shadow analysis of impacts on publicly accessible open space (Technical
Manual, Section 11)

2. Shadows:

a. The development is located in the WPDZ Zone and this standard is not
applicable.

Snow and Ice Loading (14-526 (d) 3)

e Building design to prevent snow and ice from loading or falling onto adjacent
properties or public ways.

3. Snow and Ice Loading:



a.

The proposed building has been designed and located such that accumulated
snow and ice will not fall onto adjacent properties or public ways.

View Corridors (14-526 (d) 4), if applicable

Protection of designated view corridors (Portland Design Manual, Appendix 1)

4. View Corridors:

a.

The project site it located outside the Downtown Vision Corridor Protection Plan.

Historic Resources (14-526 (d) 5), if applicable

Identify developments within Historic Districts or affecting Designated Landmarks
Certificate of Appropriateness or other evidence

Identify Developments within 100 feet of Historic Districts or affecting Designated
Landmarks. Advisory HP review may be required

Address preservation and documentation of Archaeological Resources

5. Historic Resources:

a.

b.

C.

The development is not located in a historic district, historic landscape district or
City designated landmark.

The development is not located adjacent to or within 100 ft. of a designated
landmark, historic district, or historic landscape district.

There are no known archaeological resources on the site except for the location
of the former Cumberland and Oxford Canal and the former Portland
Glassworks. There are no known aspects of the Canal visible at the site. The
Applicant has been cooperating with officials from MHPO as they conducted an
archaeological investigation of the Glass Works site. Their findings can be
provided under separate cover, if necessary.

Exterior Lighting (14-526 (d) 6)

Cut sheets of on-site light fixtures and any architectural or specialty lights
(Technical Manual, Section 12)

Engineered details for any lights proposed in street right-of-way (Technical
Manual, Section 10)

6. Exterior Lighting:

a. Site Lighting

(i) Exterior lighting will be designed to meet the requirements of Section 12 of
the Technical Manual.

b. Architectural and Specialty Lighting



(i) Not applicable to the project.
(i) Not applicable to the project.
c. Street Lighting

(i) There are existing street lights along Commercial Street. No changes are
currently contemplated to the existing street light conditions.

Noise and Vibration (14-526 (d) 7)

e FEvidence of noise levels for equipment, such as equipment specifications, to
demonstrate consistency with zoning requirements

7. Noise and Vibration:

The project noise levels will be designed to meet the permitted levels as outlined in
the WPDZ Zone. All HVYAC and mechanical equipment is proposed to be mounted
on the roof, or otherwise ground mounted and concealed from nearby properties.

Signage and Wayfinding (14-526 (d) 8), if applicable

e Signage plan showing the location, dimensions, height and setback of all existing
and proposed signs.  Signs in Historic Districts are reviewed by Historic
Preservation staff

e Proposed commercial and directional signage on site

8. Signage and Wayfinding:

a. All street and wayfinding signage shall meet the requirements of the Manual on
Uniform Traffic Devices (MUTCD) and Division 22 of the City Code.

(i) The projectis not located in a historic district or subject to Article IX.

(i) Proposed commercial signage is sfill being designed and subject to a
condition of approval.

(iii) All street and wayfinding signage shall meet the requirements of the Manual
on Uniform Traffic Devices (MUTCD) and Division 22 of the City Code.

Zone Related Design Standards (14-526 (d) 9)

e Address Historic Preservation Design Review, if applicable

e Address any applicable design review standards by zone

e Address submission requirements from Design Manual, page 1, addressing
neighborhood context

e Description of exterior materials, color, finish, and samples



9. Zoning Related Design Standards:

a. The project is within the WPDZ and zoning related design standards are not
applicable.



TAB 2 - TRANSPORTATION

Section 14-526. Site Plan Standards.

The following statements are provided in accordance with the submission checklist Tab
2 and Section 14-526 of the ordinance.

(a) Transportation Standards
Transportation Analysis - Traffic Impact (14-526 (a) 1)

e Provisions for pedestrian, bicycle, vehicle, and loading circulation and
incremental volume of tfraffic impacts
e Traffic Impact Study (Technical Manual, Section 1) if applicable

. Impact on Surrounding Street Systems:

The development will fit in with the existing street system, as it will continue to use
improved access locations off Commercial Street. Based on the limited intensity of
use, the project is expected to have an insignificant impact on ftraffic in the
neighborhood. Due tfo its land use as a Boat Maintenance Facility, Building E does
not involve specific pedestrian or bicycle facilities. Vehicle and loading circulation
to the building are accounted for on the plan.

Access and Circulation (14-526 (a) 2 a)

e Access and internal circulation, addressing ADA access
e Access and egress impacts on traffic flows
e Description and use of drive-up features, if applicable

2. Access and Circulation:
a. Site Access and Circulation.

(i) The development provides access via Commercial Street. Ample turning
movement is provided at each street entrance. Internal circulation has
been reviewed and designed to accommodate the typical use of semi-
trailers, boat trailers, and the travel lift. The driveways have been operating
satisfactorily over the course of the past years and are expected to continue
into the future.

(i) Access and egress have been designed to avoid conflict with existing
turning movements and fraffic flows.

(i) The site does not feature drive up services as mentioned in this requirement.

(iv) Site access has been designed so as not to impede potential future
connection to adjacent streets.



Loading and Servicing (14-526 (a) 2 b)

e [oading and servicing needs, route and fravel way geometrics for deliveries
e Turning templates for delivery vehicles, if applicable

2. Access and Circulation:
b. Loading and Servicing:
(i) The site layout has been configured to accommodate the typical
movements of large boat delivery vehicles and access to the boat ramps.
Moreover, the operations of the travel lift basin have factored into the
positioning of the building.
Sidewalks (14-526 (a) 2 ¢)
e Sidewalks and condition along street frontages and internal walkways
e Engineered details for ADA ramps and public sidewalk details meeting sidewalk
materials policy and ADA ramp consfruction details as applicable (Technical
Manual, Section 1)
2. Access and Circulation:
c. Sidewalks:
(i) The Applicant is requesting a waiver to provide a sidewalk along the full
property frontage as previously contained in the Findings for the Buildings C
& D project and approved by the Planning Board on January 23, 2018. We
believe no further evidence is required for the Building E project.

Public Transit (14-526 (a) 3), if applicable

e Existing available transit services
e Proposed site plan design details, such as easement, pad base, and shelter

3. Public Transit Access.

a. The development contains no residential uses therefore Public Transit Access is
not applicable.

b. A new Transit stop is not proposed.
c. A new Transit stop is not proposed.

d. Waiver: The Applicant requests a waiver of the transit facility requirement.



Off-Street Parking: Vehicle & Motorcycle/Scooter (14-526 (a) 4 a and c)

e [Expected parking demand, proposed parking supply, ADA parking, and
applicable Zoning Requirements

e Address Technical Manual standards (Section 1) for curb cut separation and
parking lot layout and locate on site plan

4. Parking.

a. Location and Required Number of Vehicle Parking Spaces.

(i)

(i)

i)

(iv)

(v)

The Applicant is providing parking for their employees within the boat
parking area around the site. The Applicant is seeking flexibility to move
vehicular parking around the site to meet variable vessel parking demand
therefore no specific vehicular spaces are identified on the site plans.
Building E will not involve any increase to employee or patron parking
demand.

The Applicant has not prepared a TDM strategy, as it is not applicable to the
infended uses.

The Applicant proposes the amount of parking which is appropriate for the
anticipated uses of this site.

Parking spaces and aisles have been designed to meet the dimensional
requirements of the Technical Manual.

Vehicle and vessel parking areas have been designed to withstand site
conditions.

c. Motorcycles and Scooter Parking.

(i)

The Applicant is requesting a waiver of the motorcycle/scooter parking
requirements based on the site use.

Bicycle Parking (14-526 (a) 4 b)

e Address bicycle parking requirements and identify locations on-site
e Construction details for bike racks (Technical Manual, Section 1)

4. Parking.

b. Location and Required Number of Bicycle Parking Spaces.

(il

The Applicant is requesting a waiver of the bicycle parking requirements
based on the site use for Building E.



Snow Storage (14-526 (a) 4 d)
¢  Management plan for snow removal and locate snow storage areas on plans
4. Parking.
d. Snow Storage.
(i)  Snow storage management will employ two strategies:
1. On-site snow storage around the perimeter of the site.

2. Snow removal and off-site storage. Generally speaking, the nature of the
proposed site use precludes the need for significant snow removal.

Traffic Demand Management (TDM) (14-526 (a) 5), if applicable
e Develop TDM with Trip Reduction Targets and Strategies
5. Transportation Demand Management (TDM).

a. A TDM plan is not required for the project.



Canal Landing New Yard — Phase IV
Construction Management Plan
Canal Landing, LLC

Construction Management Plan
Canal Landing New Yard — Phase IV — Building E
Canal Landing, LLC

This document and its subsequent attachments comprise The Construction Management Plan being
submitted to the City of Portland for the Canal Landing development at 400 West Commercial Street.
The Construction Management Plan contains information pertaining to the overall planning and
coordination of Phase IV of the project.

Phase IV involves the construction of a new 12,000 SF maintenance building to be located within the
shorefront parcel. The building will be used for marine repairs and vessel maintenance. Site
improvements include parking, utilities, and yard work.

A.

Construction Management Principles

The impact of this project on the public will be minimized via the following construction
management principles:

- The construction zone for the building will be fully secured with hard barriers/fencing
preventing any access into the site by the public. Barriers are not expected to extend into the
Public R.O.W.

- All construction activities will occur within the construction barriers/fencing to ensure the
public is never exposed to any risks caused by the activities.

- There will be an onsite staging and unloading area for all deliveries which will prevent any
impacts caused by offsite staging of trucks.

- All deliveries will be coordinated and scheduled to ensure that there is no offsite queuing
required in West Commercial Street. The Owner plans to schedule as many deliveries as
possible in the early morning to limit impact on the surrounding area.

- All construction activities will occur within normal daytime working hours to minimize sound
impacts to the surrounding area.

Development Review of Construction Management Plan

The Owner will use a site-specific safety program for all team members who work on the
construction site. The public will not be put at risk at any point throughout this project, as all work
will be completed within the fenced off jobsite. At no point of the project will the public have
access to this job site. Minimizing impacts to areas surrounding the building/construction site will
be a primary consideration in the process.

The Planning Authority and the Department of Public Works have the right to seek revisions to an
approved Construction Management Plan or require a condition of approval that states an applicant
shall coordinate a project’s construction schedule with the timing of nearby construction activity,
in order to avoid cumulative impacts on a neighborhood. Such a condition may involve a delay in
commencement of construction, if necessary.
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. Performance Guarantees, Inspection Fees, Preconstruction Meeting, and Permits
All fees, permits, and guarantees will be paid/issued prior to construction commencing.

This project will require no anticipated public street openings for utility tie-ins. If found to be
necessary, all required permits will be requested and granted by the Department of Public Works
prior to any street openings occurring. MUTCD plans will be submitted to and approved by the
City of Portland for any traffic disruptions caused by street openings or interruptions to West
Commercial Street traffic.

. Construction Administration and Communication

The contact person for all construction activities for the project will be:
Phineas Sprague
207-653-1414
phin@portlandyacht.com

Temporary signage will be posted onsite with additional contact information for the contractor.

. Construction Schedule

The preliminary construction schedule for the project starts in Fall 2018 and runs through Spring
2019.

All construction activities will be completed during daytime hours, there will be no need for night
work. All deliveries for this project will also occur during normal daytime hours.

. Security & Public Safety

See the Site Plans for fencing and barriers to be used to isolate the construction site from the public.
All gates into the project may have Knox locking devices to allow for emergency access.

The fire safety program onsite will consist of the following:

- Fire extinguishers placed throughout the construction site for the duration of the project.

- The new fire alarm system installation will be ongoing throughout the project duration.

- All team members will be briefed on the emergency evacuation plan for the project site prior
to starting work.

. Construction Permitting and Traffic Control Plans

1. Construction Activity in Public Streets: This project will not require street openings on West
Commercial Street.

2. Sewer: This building will need to connect to the public sewer system via an existing on site
service connection. All required permits will be submitted for and approved by the Sewer
Connection Clerk at the Department of Public Works.
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3. Traffic Control Plans: There will be periods of time throughout the project where construction
activity may impact the existing public street system although this is expected to be very
limited. Prior to any interruptions, a MUTCD plan will be created and submitted to the City
for approval. The MUTCD will ensure that traffic and safe passage for the public is maintained
in a satisfactory manner.

H. Site Management and Controls
The following actions will be taken by the Owner as regular site management and control activities:

- Construction site signage will be provided, installed, and maintained by the Owner throughout
the duration of the project.

- Access to the site will be controlled.

- Trash and debris will be removed from site via a construction dumpster which will be changed
out as needed on a regular basis.

- Street cleaning will not be required on a regular basis, but if it is deemed necessary the Owner
will coordinate the cleaning of any excess dirt that has resulted from construction activities.

- Onsite snow removal will be the Owner’s responsibility.

I. Erosion Control and Preservation of Trees

Erosion control measures will be installed onsite prior to any work commencing. A complete
erosion control plan will be put together and reviewed with the City at the preconstruction meeting.
Some of the measures that will be taken are utilization of silt fences to protect to surrounding area
from any silt run off from the site. The control measures will be maintained daily and inspected
weekly or after any major rain event. The inspections will be documented for review by the City
of Portland, Maine Department of Environmental Protection, or the U.S. Environmental Protection
Agency.

All stored materials onsite will be located away from any trees or vegetation.
J. Construction Staging Area

All trucks will be unloaded within the construction site’s footprint to avoid impacts on public
traffic. An offsite marshalling area will not be required for this project. All materials will be stored
onsite and in a manner to avoid impacts to ongoing Boat Yard operations and emergency vehicle
access to the property.

K. Parking During Construction

Construction parking will be provided onsite. No parking of construction vehicles will be allowed
in the West Commercial Street R.O.W.

L. Special Measures as Necessary
There will be no special measures necessary for this project.

Please do not hesitate to contact me with any comments, questions, or concerns regarding the Canal
Landing Phase IV project and subsequent Construction Management Plan.



PROJECT PARCEL SITE
ZONING: WATERFRONT PORT DEVELOPMENT ZONE (WPDZ)

PORTLAND TAX ASSESSOR'S MAP AND LOT NUMBERS

MAP BLOCK LOTS OWNER
MAINE
59 A 1,2,5,6,7,8,9,10, 11| DEPARTMENT OF
TRANSPORTATION
59 A 3,4 NEW YARD LLC
CANAL LANDING,
60 F 1,2,3,4 LLC
CANAL LANDING,
71 F 2,4,5,6 LLC

OWNER / APPLICANT:

CANAL LANDING, LLC
101 WEST COMMERCIAL STREET
PORTLAND, ME 04101

ATTN: PHINEAS SPRAGUE, JR
CCRD BOOK 32239, PAGE 148

REFERENCE PLANS:
1. STATE OF MAINE DEPARTMENT OF TRANSPORTATION RIGHT OF WAY MAP "LAND ACQUISITIONS" BY OWEN HASKELL, INC.
DATED APRIL 2014. D.O.T. FILE No. 3-595.

2. "BOUNDARY AND TOPOGRAPHIC SURVEY - WEST COMMERCIAL STREET PORTLAND, CUMBERLAND COUNTY, MAINE" MADE FOR
HNTB & THE MAINE DEPARTMENT OF TRANSPORTATION BY OWEN HASKELL, INC. DATED APRIL 4, 2014. D.O.T. FILE NO. 3-595.

3. "LAND ON WEST COMMERCIAL STREET, PORTLAND, MAINE
MAINE CENTRAL RAILROAD, CO. TO CANAL LANDING LLC" BY OWEN HASKELL, INC. DATED APRIL 29,2015.

NOTES

1. IN ACCORDANCE WITH A SETTLEMENT AGREEMENT THE MAINE DEPARTMENT OF TRANSPORTATION ACQUIRED BY EMINENT
DOMAIN TAKING APPROXIMATELY 17.9 ACRES OF LAND FORMERLY CONTROLLED BY NEW YARD, LLC AND AS DEPICTED ON
SITE DEVELOPMENT PLANS ORIGINALLY APPROVED AND SUBSEQUENTLY AMENDED AND LAST APPROVED ON OCTOBER 22,
2013.

2. SEE DEVELOPMENT PLANS FOR PORTLAND INTERNATIONAL MARINE TERMINAL BY HNTB AND THE MAINE DEPARTMENT OF
TRANSPORTATION FOR INFORMATION RELATED TO IMT EXPANSION AND SITE DEVELOPMENT ACTIVITY.

3. THE AMENDED DRAWINGS AS INDICATED IN THE INDEX BELOW ARE INTENDED TO SUPERCEDE THE APPROVED PLANS DATED
09.20.2013. PREVIOUSLY APPROVED SHEETS, NOT OTHERWISE CONTAINED IN THIS SUBMISSION WILL CONTINUE TO APPLY.

INDEX UTILITIES

C-1.0 COVER SHEET WATER
C-1.1 GENERAL NOTES AND LEGEND ATTN: ROBERT BARTELLS
C-1.2 EXISTING CONDITIONS PLAN PORTLAND WATER DISTRICT

225 DOUGLAS STREET
C-2.1 BUILDING E SITE LAYOUT PLAN P.O. BOX 3533

PORTLAND, MAINE 04104
207.761.8310

SEWER

ATTN:BRAD ROLAND, P.E.

CITY OF PORTLAND

PUBLIC SERVICES ENGINEERING
DEPT.

55 PORTLAND STREET
PORTLAND, MAINE 04102
207.874.8840

POWER

ATTN: JAMIE COUGH
CENTRAL MAINE POWER
162 CANCO ROAD
PORTLAND, MAINE 04103
207.828.2882

TELEPHONE

ATTN: SCOTT DERRIG
FAIRPOINT COMMUNICATIONS
ONE DAVIS FARM ROAD

FOR

SITE DEVELOPMENT PLANS

CANAL LANDING

NEW YARD EXPANSION - PHASE IV
(FOR CONSTRUCTION OF BUILDING E)

PORTLAND, MAINE
PERMIT DOCUMENTS

JUNE 2018

PERMITS / APPROVALS

LOCAL

SITE PLAN, SHORELAND
ZONING AND SUBDIVISION
REVIEW

CONDITIONAL USE PERMIT

BUILDING AND DEMOLITION
PERMITS

STREET OPENING PERMIT

PORTLAND HARBOR
COMMISSIONER REVIEW

GOVERNING BODY

CITY OF PORTLAND PLANNING AUTHORITY
CITY HALL

389 CONGRESS STREET

PORTLAND, MAINE 04101

207.874.8699

CONTACT: BARBARA BARHYDT

CITY OF PORTLAND CODE ENFORCEMENT OFFICE
CITY HALL

389 CONGRESS STREET

PORTLAND, MAINE 04101

207.874.8703

CITY OF PORTLAND PUBLIC SERVICES DIVISION
55 PORTLAND STREET

PORTLAND, MAINE 04101

207.874.8801

BOARD OF HARBOR COMMISSIONER
2 PORTLAND FISH PIER (SUITE 105)
MARINE TRADE CENTER

PORTLAND, MAINE 04101
207.772.8121

STATUS

PRELIMINARY PLAN SUBMISSION 08.21.12

FINAL PLAN APPROVED 12.18.12

AMENDED SITE PLAN SUBMISSION 08.27.13

AMENDED SITE PLAN APPLICATION FOR PHASE 1B 10.22.13

AMENDED SITE PLAN APPLICATION FILED 06.27.14 (APPROVED 08.12.14)
PRELIMINARY PHASE Il AMENDED SITE PLAN APPLICATION FILED 06.15.15
FINAL PHASE 1l AMENDED SITE PLAN APPLICATION FILED 09.04.15

LEVEL Ill / PHASE Il APPROVED 01.2018

LEVEL Il / PHASE Il APPROVED 02.27.2017

TO BE FILED PRIOR TO CONSTRUCTION BY CONTRACTOR

TO BE FILED PRIOR TO CONSTRUCTION
BY CONTRACTOR

APPROVED 01.10.13
AMENDED APPLICATION AND HCR PENDING AS OF 08.24.15
APPROVED 12.14.17

A

ROJEC
ION
a7

CONSULTANT LIST

CIVIL ENGINEER:

Stantec

482 PAYNE ROAD SCARBOROUGH COURT
SCARBOROUGH, MAINE 04074
207.883.3355

ATTN: STEVE BUSHEY
STEPHEN.BUSHEY@STANTEC.COM

SURVEYOR:

Owen Haskell, Inc
390 U.S. ROUTE 1, UNIT 10
FALMOUTH, ME 04105
207.774.0424

ATTN: JOHN SWAN, P.L.S.
www.owenhaskell.com

GEOTECHNICAL.:

S.W. Cole Engineering, Inc
286 PORTLAND ROAD

GRAY, ME 04039

207.657.2866

ATTN: TIM BOYCE, P.E.

www.swcole.com

ENVIRONMENTAL:

LOCATION MAP

N.T.S.

ATTORNEY:

Murray, Plumb & Murray
P.O0. BOX 9785

PORTLAND, ME 04104

207.773.5651

ATTN: MICHAEL TRAISTER
www.mpmlaw.com

ELECTRICAL DESIGN:

Bartlett Design

942 WASHINGTON STREET
BATH, ME 04530
207.443.5447

ATTN: LARRY BARTLETT

CONSTRUCTION MANAGER:

KEELEY CONSTRUCTION

Co., Inc.

P.O. BOX 1074
PORTLAND, ME 04104
207.885.0035

ATTN: JAMES KEELEY
www.keeleycrane.com

Credere Associates, LLC
776 MAIN STREET

PORTLAND, MAINE 04103 CONTACT: KEVIN BATTLE

207.797.1842

STATE GOVERNING BODY STATUS WESTBROOK, ME 04092
207.828.1272

CABLE ATTN: RIP PATTEN

ATTN: MARK PELLETIER SITE LOCATION OF CITY OF PORTLAND PLANNING AUTHORITY FILED UNDER CITY OF PORTLAND DELEGATED :

TIME WARNER CABLE DEVELOPMENT DELEGATED REVIEW AUTHORITY REVIEW www.crederellc.com

118 JOHNSON ROAD CITY HALL, 389 CONGRESS STREET 207.874.8699

PORTLAND, MAINE 04102 CONTACT: BARBARA BARHYDT STRUCTURAL: _ _

877.546.0962 Gagnon Engineering, Inc.
NATURAL RESOURCES MAINE DEPARTMENT OF ENVIRONMENTAL PROTECTION  FILED NOVEMBER 2012 10 SOLOMON DRIVE

NATURAL GAS PROTECTION ACT (NRPA) / 312 CANCO ROAD APPROVED GORHAM, ME 04038
ATTN:SCOTT CARPENTER MAINE CONSTRUCTION PORTLAND, MAINE 04103 PERMIT ORDER #L-25823-4E-A-N 207.839.8085
UTILITIES CONTACT: ALISON SIROIS LAST APPROVED PERMIT ORDER  #1-25823-4E-D-N 02.16.2018

#L-25823-TW-E-N
#L-25823-2F-F-N

1075 FOREST AVENEUE
PORTLAND, ME 04103
207.541.2505

SUBMERGED LANDS LEASE DEPARTMENT OF CONSERVATION
BUREAU OF PARKS AND LANDS
22 STATE HOUSE STATION
AUGUSTA, MAINE 04333

CONTACT: CAROL DIBELLO

FILED NOVEMBER 2012
APPROVED 03.01.13 FOR ORIGINAL PHASEI/Il SHOREFRONT ACTIVITIES
PHASE IIl APPLICATION SUBMISSION 10.20.17/APPROVED MARCH 1, 2018

CALL BEFORE YOU DIG:
1.888.DIGSAFE (1.888.344.7233)
DIG SAFE MAINE

TRAFFIC MOVEMENT PERMIT CITY OF PORTLAND (DELEGATED AUTHORITY)
CITY HALL

389 CONGRESS STREET

PORTLAND, MAINE 04101

207.874.8703

ISSUED JANUARY 27, 2016

FEDERAL GOVERNING BODY STATUS

U.S. ARMY CORPS OF U.S. ARMY CORPS OF ENGINEERS FILED NOVEMBER 2012

ENGINEERS RR2 BOX 1855 APPROVED

SECTION 404 PERMIT MANCHESTER, MAINE 04351 PERMIT ORDER #NAE-2012-02469 FOR ORIGINAL PHASEI/Il SHOREFRONT
207.623.8367 ACTIVITIES

CONTACT: JAY CLEMENT TRAVEL LIFT & BASIN APPROVED DECEMBER 20, 2017 (NAE-2012-02469-MOD)

1

ALL PERMITS ARE ANTICIPATED TO HAVE CONDITIONS 06.26.18 | SUBMITTED PHASE IV - LEVEL Il SITE PLAN APPLICATION ; I, . PROJECT CANAL LANDING STANTEC CONSULTING SERVICES INC.

ATTENDANT WITH THEIR APPROVAL. THE CONTRACTOR 03.09.18 | SUBMITTED PHASE IV - LEVEL Il SITE PLAN APPLICATION NSSERANG

SHALL REVIEW ALL PERMITS AND THE CONDITIONS 12.07.17 | REVISED FOR RESUBMISSION TO HARBOR COMMISSION . 3 AMENDED SITE PLAN 482 PAYNE ROAD

ATTENDANT WITH APPROVALS PRIOR TO THE START OF R A ROV SR | RS | e W STANTEC.COM Stantec
| HEREBY ACKNOWLEDGE THAT THESE PLANS AND SPECIFICATIONS WERE THE WORK. UNLESS OTHERWISE STIPULATED BY THE ;;';Z:: Sli\//;f EIE_):,\IINQJBF;\;@Z;ZBTMAS;gNOF SORTLAND B 26118, PHASE IV DRAWN:  PBF DATE:  OCTOBER 2017
PREPARED UNDER MY DIRECT SUPERVISION, AND THAT | AM A DULY CONTRACT DOCUMENTS, THE CONTRACTOR IS REQUIRED — RL NSNS COVER SHEET DESIGNED. SRB SCALE._AS NOTED
REGISTERED PROFESSIONAL ENGINEER UNDER THE LAWS OF THE STATE ’ 06.15.15 | PRELIMINARY PHASE Il AMENDED SITE PLAN TO 2 SSIONAL B - '
OF MAINE AND THAT | AM COMPETENT TO PREPARE THIS DOCUMENT. TO COMPLY AND FULFILL ALL CONDITIONS OF APPROVAL. CITY OF PORTLAND N cent - CANAL LANDING LLC CHECKED: _ SRB JOB NO. 195350129

FILE NAME: 3091.04-COV

P.E. STEPHEN BUSHEY
REVISIONS LIC. #7429

DATE DESCRIPTION

400 WEST COMMERCIAL STREET
PORTLAND, ME 04101 SHEET C-1.0

\\Us1261-f01\workgroup\1953\active\195350129\Cadd\Permit Set\dwg\PHASE V\3091.04-COV.dwg pfilliettaz 6/26/2018 9:13 AM
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ZONING INFORMATION

ZONE: WATERFRONT PORT DEVELOPMENT ZONE (WPDZ)

PERMITTED USES: MARINE REPAIR SERVICES / BOAT REPAIR YARD

REQUIRED PROVIDED

MINIMUM LOT SIZE NONE 17.77 AC
MINIMUM LOT FRONTAGE NONE NONE
MINIMUM YARD DIMENSIONS

FRONT NONE OFT

SIDE NONE 18.1FT

REAR NONE N/A
SETBACK FROM PIER LINE 5FT >100 FT
MAXIMUM LOT COVERAGE 100% 9.6%
MAXIMUM BUILDING HEIGHT 75 FT (CONDITIONAL) <45 FT

PLAN REFERENCES

1.  "BOUNDARY AND TOPOGRAPHIC SURVEY WEST COMMERCIAL STREET PORTLAND,
CUMBERLAND COUNTY, MAINE" MADE FOR HNTB AND THE MAINE DEPARTMENT OF
TRANSPORTATION BY OWEN HASKELL, INC. DATED APRIL 4, 2014.

2. PLANTITLED "STATE OF MAINE DEPARTMENT OF TRANSPORTATION RIGHT OF WAY MAP"
"LAND ACQUISITIONS" BY OWEN HASKELL INC. DATED APRIL 4, 2014.

3. PLAN SET TITLED "STATE OF MAINE DEPARTMENT ON TRANSPORTATION" CITY OF
PORTLAND, CUMBERLAND COUNTY, PORTLAND INTERNATIONAL MARINE TERMINAL -
EXISTING LAYDOWN AND CONNECTING CORRIDOR CONNECTION WIN: 022809.20

4. PORTLAND HARBOR, PORTLAND, ME AFTER DREDGE SURVEY - 35 FOOT CHANNEL AND
TURNING BASINS BY THE U.S. ARMY CORPS OF ENGINEERS. SHEETS V-101 THROUGH
V-104, DATED APRIL 16, 2014.

STRUCTURES WITHIN PROJECT TO BE CONSTRUCTED IN ACCORDANCE
WITH PORTLAND CITY CODE, SECTION 14-450.8 FLOOD PLAIN MANAGEMENT.

LEGEND

EXISTING BUILDING

PROPOSED BUILDING (PHASE III)

PREPARED PERVIOUS SURFACE FOR VESSEL DISPLAY, STORAGE
AND MAINTENANCE

HEAVY DUTY PAVEMENT

STANDARD DUTY PAVEMENT

OPTIONAL CONCRETE PAD (TO BE DETERMINED BY APPLICANT)

'CB (BY M

CANAL LANDING HAS ACQUIRED
LAND EXTENDING OUT TO MEAN
LOW WATER ELEV. 4.0, (TYP.)

T~
™~
™~

GENERAL NOTE:

iy

™~

™~

TEMPORARY ACCESS ENTRANCE #1
PHASE Il HEAVY DUTY ASPHALT
SURFACE - CENTRAL ENTRANCE
(INSTALLED AUGUST 2015)

PROVIDE 2' WIDE PAVEMENT GRIND OF
EXISTING PAVEMENT AT INTERFACE
WITH PROPOSED DRIVEWAY PAVEMENT

TEMPORARY GRAVEL ACCESS
(TYPE D GRAVEL PLUS 3"
CRUSHED STONE)

T~

THE PLACEMENT OF A FLOWABLE FILL CAP OVER THE CSO LINE WOULD BE PROVIDED AS A
PROTECTIVE MEASURE TO HELP DISTRIBUTE EQUIPMENT LOADS OVER THE UNDERLYING PIPE
BELOW ONLY IN THE EVENT THAT THE CITY REQUESTS IT OR OTHER EVIDENCE OF DEFICIENT

PIPE LOADING CAPACITY IS DISCOVERED.

PREFAB BUILDINGS ARE CURRENTLY ONSITE. EACH WILL BE RETROFITTED TO INCLUDE POWER
CONTROLS AND RELATED EQUIPMENT, WATER SUPPLY (YEAR ROUND AND/OR SEASONAL) AND
OTHER SERVICES AS DETERMINED BY OWNER. WORK SHALL INCLUDE POSITIONING OF THESE
BUILDINGS ON CRUSHED STONE BASE AND ALL UTILITY INSTALLATIONS.

NOTES

THE OWNER SHALL BE RESPONSIBLE TO REMOVE PROPOSED STRUCTURES I|.E. STAIRS,
RAMPS, ETC. WITHIN THE PROPOSED 30' WIDE EASEMENT OVER THE CSO LINE IN THE
EVENT THAT THE CITY MUST HAVE ACCESS FOR MAINTENANCE AND REPAIRS TO THE

1.

PIPE.

EXISTING EDGE OF PAVEMENT

TO REMAIN, (TYP.)

STOP SIGN

PROPOSED HAUL
ROAD CORRIDOR
(14 FT) (BY MEDOT)

€2

PHASE Il \

CASING PIPE$ (x2)

(PREVIOUSLY INSTALLED)

—— -
e

@

o

TEMORARY BARRIERS UNTIL
APPROVALS GRANTED

SECONDARY BOAT YARD

ACCESS "
6"FIRE ey

2" DOM. ;

= ) :‘ I|I' 5' '|' A J

'PRECAST CONC

™~
S~

S~
105' USACOE
SETBACK LINE)

50' HARBOR \

COMMISSION
SETBACK

—

APPROXIMATE
MEAN LOW WATER
ELEVATION -4.0

SPRING HIGH TIDE
ELEVATION 7.4
NGVD 1929

LIFT STATION
4" SAN. Fre
OVERHEAD DOOR —

(TYP) »

'VAULT STRUCTURE,
‘TYP OF 6 ONSITE

EXISTING TRAVEL “
'LIFT BASIN (TYP)

RETE -

PREFAB
BLDG E
80' X 150’
F.F.E:12.0

60" x 60’ BIFOLD DOOR
MATGH BOATYARD ———
:'SURFACE WITH EXISTING :

BRI o ey

EXISTING OPENINGS ONTO COMMERCIAL
STREET TO BE CLOSED WITH TEMPORARY
BARRIERS ( EXACT TYPE TO BE REVIEWED
AND COORDINATED WITH CITY
REPRESENTATIVES)

PROVIDE 2' WIDE PAVEMENT GRIND OF
EXISTING PAVEMENT AT INTERFACE
WITH PROPOSED DRIVEWAY PAVEMENT

TEMPORARY ACCESS ENTRANCE #2
(EMERGENCY VEHICLES ONLY UNTIL
APPROVALS GRANTED )

o™ T IMTLOADING PAD, ¥ " . o gyl T
(BY OTHERS) . ‘;< - ™ =7 iy o oy
— TEMPORARY GRAVEL/STONE .. =~ T8/ 7 o

St ON ~  rlo e at ey

a
]
q

-
5 o I 5 5 -~
A Y s 9
.

¥ 24 DOUBLE SWING GATE
_ L -CASING PIPES (x4) T~
H(PREVIOUSLY INSTALLED)

K4 T A

(BY MEDOT) " .¥ » - %3

4

MATCH EXISTING
BOATYARD SURFACE
(TYP)

—
| \§~
——, —_—
——— o
\
EXISTING
BLDG. B
EXISTING
BLDG. A

50 0 25 50 100

™ ™ T
(IN FEET)
1inch= 50 ft.

iy,

PROJECT

Tl
e e o T Wi, | CANALLANDING | STANTEC CONSULTING SERVIGES ING.
5_| 12077 |REVISED FOR RESUBMISSION TO HARBOR COMMISSION | & < % 2 AMENDED SITE PLAN 482 PAYNE ROAD
4 | 10.26.17 | REVISED FOR DEP NRPAA AMENDMENT SUBMISSION = SR Lt S — SCARBOROUGH, ME 04074 @ Stantec
3 | 11.10.15 | REVISED FINAL PLAN SUBMISSION = BUILDING E WWW STANTEC COM
2 | 09.04.15 |FINAL PLAN SUBMISSION TO CITY OF PORTLAND E 3 . SITE LAYOUT PLAN DRAWN: ___PBF DATE: . OHC_TOE'*ER 2017
1 | 06.15.15 | PRELIMINARY PHASE Il AMENDED SITE PLAN TO TR DESIGNED: SRB SCALE: 1" =50
CITY OF PORTLAND WY cuent - CANAL LANDING LLC CHECKED: _SRB JOBNO. 195350129
REV] DATE | DESCRIPTION P.E. STEPHEN BUSHEY 400 WEST COMMERCIAL STREET FILE NAME: 3091.04-SITE LAYOUT
REVISIONS LIC. # 7429 PORTLAND, ME 04101 SHEET C-2.1
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GENERAL NOTES
1. IN ADDITION TO THESE PLANS AND NOTES, THE CONTRACTOR SHALL REFER TO THE PROJECT MANUAL OR MOST CURRENT MDOT SPECIFICATIONS FOR
CONSTRUCTION SPECIFICATIONS AND BIDDING PROCEDURES.

2. THIS PROJECT WILL BE SUBJECT TO THE TERMS AND CONDITIONS OF ALL PERMITS ISSUED BY THE MAINE DEPARTMENT OF ENVIRONMENTAL PROTECTION, THE U.S
DEPARTMENT OF THE ARMY CORPS OF ENGINEERS, LOCAL UTILITY COMPANIES AND THE CITY OF PORTLAND.

APPROVALS MUST BE RECEIVED BEFORE THE ONE (1) YEAR EXPIRATION DATE.

4. PERFORMANCE GUARANTEE AND INSPECTION FEES: A PERFORMANCE GUARANTEE COVERING THE SITE IMPROVEMENTS, INSPECTION FEE PAYMENT OF 2.0% OF THE
GUARANTEE AMOUNT AND SEVEN (7) FINAL SETS OF PLANS MUST BE SUBMITTED TO AND APPROVED BY THE PLANNING DIVISION AND PUBLIC SERVICES DEPARTMENT PRIOR
TO THE RELEASE OF A BUILDING PERMIT, STREET OPENING PERMIT OR CERTIFICATE OF OCCUPANCY FOR SITE PLANS. IF YOU NEED TO MAKE ANY MODIFICATIONS TO THE
APPROVED PLANS, YOU MUST SUBMIT A REVISED SITE PLAN APPLICATION FOR STAFF REVIEW AND APPROVAL.

EXISTING

IRON PIPE OR ROD FND

PROPOSED

BARRIER FREE SYMBOL

3. THE CONTRACTOR SHALL REFER TO THE ARCHITECTURAL PLANS FOR EXACT LOCATIONS AND DIMENSIONS OF THE ENTRANCE, PAVING, PRECISE BUILDING 5. DEFECT GUARANTEE: A DEFECT GUARANTEE, CONSISTING OF 10% OF THE PERFORMANCE GUARANTEE, MUST BE POSTED BEFORE THE PERFORMANCE GUARANTEE MONUMENT FOUND SIGN
DIMENSIONS, AND EXACT BUILDING UTILITY ENTRANCE POINTS. ENTRANCES IN MOST LOCATIONS REQUIRE STRUCTURAL SLABS. REFER TO THE ARCHITECTURAL AND WILL BE RELEASED.
STRUCTURAL DRAWINGS FOR INFORMATION ON THE STRUCTURAL SLAB ENTRANCES. 6. PRECONSTRUCTION MEETING: PRIOR TO THE RELEASE OF A BUILDING PERMIT OR SITE CONSTRUCTION, A PRE-CONSTRUCTION MEETING SHALL BE HELD AT THE GAS VALVE SIGN LABEL
4. ALL REQUIRED AND NECESSARY INSPECTIONS AND OR CERTIFICATIONS REQUIRED BY CODES AND/OR UTILITY SERVICE COMPANIES SHALL BE PERFORMED PRIOR TO PROJECT SITE. THIS MEETING WILL BE HELD WITH THE CONTRACTOR, DEVELOPMENT REVIEW COORDINATOR, PUBLIC SERVICE'S REPRESENTATIVE AND OWNER TO REVIEW
ANNOUNCED BUILDING POSSESSIONS AND THE FINAL SERVICE CONNEGTIONS. THE CONSTRUCTION SCHEDULE AND CRITICAL ASPECTS OF THE SITE WORK. AT THAT TIME, THE DEVELOPMENT REVIEW COORDINATOR WILL CONFIRM THAT THE
CONTRACTOR IS WORKING FROM THE APPROVED SITE PLAN. THE SITE/BUILDING CONTRACTOR SHALL PROVIDE THREE (3) COPIES OF A DETAILED CONSTRUCTION WATER VALVE E— GUIDERAIL - METAL
5. THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR THE ELEVATION OF THE EXISTING UTILITIES AS SHOWN ON THESE PLANS IS BASED ON SCHEDULE TO THE ATTENDING CITY REPRESENTATIVES. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO ARRANGE A MUTUALLY AGREEABLE TIME FOR THE
RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THIS INFORMATION IS NOT TO BE RELIED ON AS BEING EXACT PRE-CONSTRUCTION MEETING (IF APPLICABLE).
OR COMPLETE. THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY COMPANY AND DIG SAFE AT LEAST 72 HOURS PRIOR TO ANY EXCAVATION TO REQUEST EXACT HYDRANT " GUIDERAIL - TIMBER
FIELD LOCATION OF UTILITIES. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED 7. DEPARTMENT OF PUBLIC SERVICES PERMITS: IF WORK WILL OCCUR WITHIN THE PUBLIC RIGHT-OF-WAY SUCH AS UTILITIES, CURB, SIDEWALK AND DRIVEWAY
IMPROVEMENTS SHOWN ON THE PLANS, AT ITS SOLE COST. CONSTRUCTION, A STREET OPENING PERMIT(S) IS REQUIRED FOR YOUR SITE. PLEASE CONTACT CAROL MERRITT AT 874-8300, EXT. 8828. (ONLY EXCAVATORS LICENSED BY
THE CITY OF PORTLAND ARE ELIGIBLE.) UTILITY POLE X X FENCE - CHAINLINK
6.  MAINTENANCE OF EROSION CONTROL MEASURES IS OF PARAMOUNT IMPORTANCE TO THE APPLICANT AND THE CONTRACTOR IS RESPONSIBLE FOR COMPLYING WITH
ALL EROSION CONTROL MEASURES SHOWN ON THE PLANS. ADDITIONAL EROSION CONTROL MEASURES SHALL BE INSTALLED IF DEEMED NECESSARY BY ONSITE 8.  AS-BUILT FINAL PLANS: FINAL SETS OF AS-BUILT PLANS SHALL BE SUBMITTED DIGITALLY TO THE PLANNING DIVISION, ON A CD OR DVD, IN AUTOCAD FORMAT (*,DWG),
INSPECTIONS OF THE OWNER, THEIR REPRESENTATIVES, OR THE CITY, AT NO ADDITIONAL COST TO THE OWNER. RELEASE AUTOCAD 2005 OR GREATER. LIGHT POLE oo o o FENCE - WOOD

7. ALL MATERIAL SCHEDULES SHOWN ON THE PLANS ARE FOR GENERAL INFORMATION ONLY. THE CONTRACTOR SHALL PREPARE HIS OWN MATERIAL SCHEDULES BASED
UPON HIS PLAN REVIEW. ALL SCHEDULES SHALL BE VERIFIED IN THE FIELD BY THE CONTRACTOR PRIOR TO ORDERING MATERIALS OR PERFORMING WORK.

8. ALL MATERIALS AND CONSTRUCTION METHODS SHALL CONFORM TO THE PROJECT SPECIFICATIONS, THE CITY OF PORTLAND AND SERVICING UTILITY REQUIREMENTS,
IN CASES WHERE THESE CONFLICT THE MOST STRINGENT SHALL APPLY AT NO EXTRA COST TO THE OWNER.

9. THE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING RECORD DRAWINGS THROUGHOUT THE PROJECT AND PROVIDING THE OWNER WITH A SET OF ELECTRONIC
FINAL RECORD DRAWINGS WHEN THE PROJECT IS COMPLETE.

10. THE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING ACCESS TO THE SITE AND ALL ADJACENT PROPERTIES INCLUDING NGL-NE SITE AND MDOT MAINTENANCE
BUILDING AT ALL TIMES. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL TEMPORARY MARKINGS, SIGNAGE AND INCIDENTALS TO MAINTAIN SAFE VEHICLE AND
PEDESTRIAN ACCESS THROUGH OUT THE LIFE OF THE PROJECT. THE CONTRACTOR SHALL NOTIFY THE PORTLAND PUBLIC SAFETY DIVISION ROUTINELY REGARDING
TEMPORARY IMPACT OR CHANGES TO SITE ACCESS CONDITIONS.

9. STORMWATER MANAGEMENT: THAT THE DEVELOPER/ CONTRACTOR/ SUBCONTRACTOR MUST COMPLY WITH CONDITIONS OF THE CONSTRUCTION STORMWATER
MANAGEMENT PLAN AND SEDIMENT & EROSION CONTROL PLAN BASED ON CITY STANDARDS AND STATE GUIDELINES; THAT THE OWNER/OPERATOR OF THE APPROVED
STORMWATER MANAGEMENT SYSTEM AND ALL ASSIGNS SHALL COMPLY WITH THE CONDITIONS OF CHAPTER 32 STORMWATER INCLUDING ARTICLE Ill, POST-CONSTRUCTION
STORMWATER MANAGEMENT, WHICH SPECIFIES THE ANNUAL INSPECTIONS AND REPORTING REQUIREMENTS; AND THAT A MAINTENANCE AGREEMENT FOR THE
STORMWATER DRAINAGE SYSTEM, AS ATTACHED, OR IN SUBSTANTIALLY THE SAME FORM WITH ANY CHANGES TO BE APPROVED BY CORPORATION COUNSEL, SHALL BE
SUBMITTED AND SIGNED PRIOR TO THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY WITH A COPY TO THE DEPARTMENT OF PUBLIC SERVICES.

PENDING WAIVERS (SUBJECT TO AMENDED SITE PLAN REVIEW)

UTILITY NOTES

COMMUNICATION MANHOLE

DRAINAGE MANHOLE

ELECTRIC MANHOLE

SEWER MANHOLE

?

BUILDING / BUILDING ACCESS

RETAINING WALL

PEDESTRIAN CROSSWALK

BOLLARD

11. THE CONTRACTOR IS RESPONSIBLE FOR PERFORMANCE OF WORK IN ACCORDANCE WITH ALL AREMA SAFETY STANDARDS AND SHALL COOPERATE FULLY WITH 1. ALL REQUIRED UTILITIES SERVING THE PROJECT SHALL BE COORDINATED AND CONSTRUCTED BY THE SITE CONTRACTOR TO WITHIN 5 FEET OF THE BUILDINGS, AT A CATCH BASIN
REPRESENTATIVES OF PAN AM RAILWAYS, MDOT, AND UNITIL AS MAY BE REQUIRED. LOCATION COORDINATED WITH THE MEP CONTRACTOR(S) AND THE BUILDING PLANS. SITE WORK WITHIN 5 FEET OF UNDERSLAB UTILITIES SHALL CONSIST OF TRENCHING VERTICAL GRANITE CURB
AND BACKFILLING. ACTUAL UTILITY INSTALLATION SHALL BE BY THE MEP CONTRACTOR. ALL REQUIRED CONNECTION FEES SHALL BE PAID BY THE GENERAL CONTRACTOR.
2. THE CONTRACTOR SHALL COORDINATE THE INSTALLATION OF AND/OR RELOCATION OF OVERHEAD AND UNDERGROUND TELEPHONE WITH FAIRPOINT SIGN
PERMITTING NOTES COMMUNICATIONS. CONTRACTOR SHALL BE RESPONSIBLE FOR CONDUITS, PULL WIRES, TRENCHING AND BACKFILLING NECESSARY TO COMPLETE THE WORK. SLOPED GRANITE CURB
1. THIS PROJECT WILL BE SUBJECT TO THE TERMS AND CONDITIONS OF A MAINE DEP NATURAL RESOURCES PROTECTION ACT PERMIT AS AMENDED FOR ACTIVITIES 3. ALL SANITARY SEWER WORK SHALL MEET THE STANDARDS OF THE MAINE STATE PLUMBING CODE AND CITY OF PORTLAND PUBLIC SERVICES DIVISION. CONNECTIONS FENCE

WITHIN 75' OF THE RIVER, WHICH WILL BE MADE A PART OF THE CONTRACT BID DOCUMENTS.

2. THIS PROJECT IS SUBJECT TO THE TERMS AND CONDITIONS OF THE AMENDED SITE PLAN REVIEW PERMIT FROM THE CITY OF PORTLAND WHICH WILL BE MADE A PART
OF THE CONTRACT BID DOCUMENTS. THE CONSTRUCTION WILL BE GOVERNED BY THE ZONING ORDINANCES WHICH ARE AVAILABLE FOR VIEWING AT THE OFFICE OF THE
ENGINEER OR THE MUNICIPAL OFFICE.

3. THE PROJECT IS SUBJECT TO THE TERMS AND CONDITIONS OF THE PORTLAND HARBOR COMMISSION APPROVAL AS AMENDED WHICH WILL BE MADE PART OF THE
CONTRACT BID DOCUMENTS.

4. THE CONTRACTOR SHALL REVIEW THE ABOVE-REFERENCED PERMITS PRIOR TO SUBMITTING A BID FOR THIS PROJECT, AND INCLUDE COSTS AS NECESSARY TO
COMPLY WITH THE CONDITIONS OF THESE PERMITS.

5. THE PROJECT CONSTRUCTION IS SUBJECT TO ALL REQUIREMENTS OF THE VOLUNTARY RESPONSE ACTION PLAN AS PREPARED BY AMEC ON BEHALF OF UNITIL FOR
THE NORTHERN UTILITIES PROPERTIES. CREDERE ASSOCIATES IS RESPONSIBLE FOR ENVIRONMENTAL CONSULTATION FOR NEW YARD, LLC AND WILL BE PREPARING
ENVIRONMENTAL REPORTS RELATED TO THE PAN AM PROPERTIES FOLLOWING THE PROPERTY TRANSFER AND APPROVED BY THE MAINE DEP. SEE SEPARATE DOCUMENTS
PREPARED BY CREDERE ASSOCIATES WHICH ARE TO BE CONSIDERED PART OF THE CONTRACT DOCUMENTS.

TO THE 42" SAN. SEWER AND 24" CSO LINE SHALL BE PERFORMED IN ACCORDANCE WITH CITY OF PORTLAND PUBLIC SERVICES DIVISION RECOMMENDATIONS AND
REGULATIONS.

4. THE CONTRACTOR SHALL COORDINATE THE INSTALLATION OF ELECTRIC SERVICE WITH CENTRAL MAINE POWER. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL
TRENCHING, CONDUIT AND BACKFILLING ASSOCIATED WITH UNDERGROUND POWER, COMMUNICATIONS AND CABLE.

5. COORDINATE ALL OTHER UTILITY WORK WITH THE APPROPRIATE UTILITY COMPANY. ALL UTILITY WORK SHALL CONFORM TO THE STANDARDS OF THE UTILITY
COMPANY AND PROJECT SPECIFICATIONS, WHICHEVER IS MORE STRINGENT, AT NO EXTRA EXPENSE TO THE OWNER.

6. THE LOCATIONS OF THE NEW UTILITY SERVICES AND CONNECTIONS SHALL BE COORDINATED WITH THE SERVING UTILITY COMPANY, PROJECT ARCHITECTS AND MEP
DESIGNERS.

7. UNDERGROUND ELECTRICAL, CONDUIT MATERIAL AND INSTALLATION SHALL CONFORM TO CENTRAL MAINE POWER STANDARDS AND PROJECT SPECIFICATIONS,
WHICH EVER IS MORE STRINGENT. THE EXISTING 115KV TRANSMISSION LINE SHALL BE MARKED/FLAGGED AND PROTECTED DURING CONSTRUCTION. WORK ADJACENT TO
THE UNE SHALL BE MONITORED BY CENTRAL MAINE POWER.

EDGE OF PAVEMENT

CURB

OVERHEAD WIRES

UNDERGROUND ELECTRIC

CATCH BASIN

CONTOUR LABEL

DRAIN MANHOLE

RIPRAP INLET APRON

RIPRAP OUTLET APRON

8.  ADJUST ALL MANHOLES, CATCH BASINS, CURB BOXES, ETC. WITHIN LIMITS OR WORK TO FINISH GRADE. TELEPHONE
SLOPE DESIGNATION

SITE LAYOUT NOTES 9.  ALL UNDERGROUND CONDUITS SHALL HAVE NYLON PULL ROPES TO FACILITATE PULLING CABLES.

10. THE CONTRACTOR SHALL OBTAIN, PAY FOR, AND COMPLY WITH ALL REQUIRED PERMITS, ARRANGE FOR ALL INSPECTIONS, AND SUBMIT COPIES OF ACCEPTANCE WATER LINE
1. BITUMINOUS CONCRETE CURB, SLIPFORM CONCRETE CURB AND GRANITE CURB SHALL MEET THE REQUIREMENTS OF MDOT 702.001, 703.07 AND 609.04. CERTIEICATES TO THE OWNER PRIOR TO COMPLETION OF THE PROJECT. SPOT GRADE
2. ALL DIMENSIONING, UNLESS NOTED OTHERWISE, IS TO THE FACE OF CURB OR THE FACE OF THE BUILDING. 11.  THE CONTRACTOR SHALL PROVIDE AND INSTALL ALL BOXES, FITTINGS, CONNECTORS, COVER PLATES AND OTHER MISCELLANEOUS ITEMS NOT NECESSARILY GAS LINE
3. EXCEPT WHERE INDICATED OTHERWISE, THE PAVEMENT IS TO BE HEAVY DUTY PAVEMENT. DETAILED ON THE DRAWINGS TO RENDER INSTALLATION OF UTILITIES COMPLETE AND OPERATIONAL, AT NO EXTRA EXPENSE TO THE OWNER. IS B3 SPOT GRADE AT CURB

TC = TOP / BC = BOTTOM
4. ALL TRAFFIC CONTROL SIGNS INDICATED ON THE SITE LAYOUT PLAN ARE TO MEET ALL REQUIREMENTS & STANDARDS OF THE MAINE DEPARTMENT OF 12. A 10 FOOT MINIMUM EDGE TO EDGE HORIZONTAL SEPARATION SHALL BE PROVIDED BETWEEN ALL WATER AND SANITARY SEWER LINES. AN 18 INCH OUTSIDE TO ( )
TRANSPORTATION, AND THE MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES, LATEST EDITIONS AND THE AMERICANS WITH DISABILITIES ACT REQUIREMENTS. OUTSIDE VERTICAL SEPARATION SHALL BE PROVIDED AT ALL WATER AND SANITARY SEWER CROSSINGS. SANITARY SEWER -
v WATER MARK

13.  THE CONTRACTOR SHALL PHASE UTILITY CONSTRUCTION AND PROVIDE TEMPORARY SERVICES AS REQUIRED TO PROVIDE CONTINUOUS SERVICE TO THE JOB SITE. =

GRADING & DRAINAGE NOTES: TEMPORARY SERVICES SHALL COMPLY WITH ALL FEDERAL, STATE, LOCAL AND UTILITY COMPANY STANDARDS. COORDINATE ALL TEMPORARY SERVICES WITH UTILITY STORM DRAIN
: COMPANY, OWNER AND AFFECTED BUSINESSES. 0"UD UNDERDRAIN
1. ALL STORM DRAIN PIPE SHALL BE SMOOTH BORE INTERIOR PROVIDING A MANNINGS ROUGHNESS COEFFICIENT OF N =0.012 OR LESS. 14.  REMOVAL AND RELOCATION OF THE EXISTING GAS RELATED FACILITIES SHALL BE COORDINATED WITH UNITIL AND THEIR ASSIGNS. CONTRACTOR TO COORDINATE 1' CONTOUR 12" SD
2. AN “AS-BUILT” CERTIFICATION AND PLANS OF THE STORMWATER DRAINAGE SYSTEM IS REQUIRED PRIOR TO THE OWNER ACCEPTING ANY BUILDINGS AND PROPERTY. WITH UNITIL'S CONTRACTOR FOR RELOCATION OF THE 8" GAS LINE AND INSTALLATION OF VAULT (SEE UTILITY PLAN FOR LOCATION). L =188' STORM DRAIN
THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT ANY DEVIATION FROM THE PLANS MAY DELAY THE ACCEPTANCE OF THE PROJECT, WITH CONTRACTOR RESPONSIBLE EROSION CONTROL NOTES: S =0.005
>

FOR ANY ASSOCIATED COSTS. MONITORING WELL

1. PRIOR TO BEGINNING ANY LAND DISTURBING ACTIVITIES, CLEARING AND GRADING LIMITS SHALL BE STAKED BY THE CONTRACTOR BASED ON THE LIMITS OF GRADING P TREE LINE OR LIMIT OF CLEARING

3. A DETAILED O&M MANUAL FOR STORMWATER MANAGEMENT SYSTEMS IS (WILL BE) FILED WITH THE CITY OF PORTLAND DURING THE PERMIT REVIEW PROCESS. A
SPECIFIC MANUAL HAS BEEN PREPARED FOR O&M OF THE DRAINAGE SYSTEM.

SHOWN ON THE DRAWINGS AND ACCEPTED BY THE OWNER'S REPRESENTATIVE IN THE FIELD. AFTER THE CLEARING AND GRADING LIMITS HAVE BEEN ACCEPTED, THE
CONTRACTOR SHALL INSTALL THE PERIMETER SILT FENCES, SEDIMENT BARRIERS AND THE CONSTRUCTION ENTRANCES ASSOCIATED WITH THE PROJECT.

ELEVATIONS DERIVED FROM
SOUNDING ON PLAN REF. 7

4. SEE EXISTING CONDITIONS FOR BENCHMARK INFORMATION. 2. ALL GROUND AREAS GRADED FOR CONSTRUCTION SHALL BE GRADED, LOAMED, SEEDED AND MULCHED AS SOON AS POSSIBLE. TEMPORARY/PERMANENT SEED CURB STOP
5.  SEE GRADING, DRAINAGE AND EROSION/SEDIMENT CONTROL FOR PROPOSED GRADING AND EROSION CONTROL MEASURES. MIXTURES SHALL CONFORM TO THE SEEDING PLAN CONTAINED IN THE EROSION CONTROL PROJECT PREPARED FOR THIS PROJECT. ELEVATIONS DERIVED FROM
6.  ALL DISTURBED AREAS NOT TO BE PAVED, GRAVELED, SODDED OR OTHERWISE TREATED SHALL RECEIVE 6” LOAM, SEED, FERTILIZER AND MULCH. 3. PRIORTO PAVING OR GRAVEL PLACEMENT, THE CONTRACTOR SHALL REMOVE SILT FROM ALL STORM LINES AND APPURTANCES. HYDRANT
7 COMPACTION REQUIREMENTS: 4. ALL STORM DRAIN INLETS AND OUTLETS NOT IN PAVED AREAS ARE TO RECEIVE RIPRAP PROTECTION APRONS DURING CONSTRUCTION. TREE
LOCATION MINIMUM COMPACTION® 5. SILT BARIRIERS SHALL BE INSPECTED, REPAIRED AND CLEANED AS NOTED IN THE EROSION CONTROL NOTES SHOWN ON THE EROSION CONTROL DETAIL SHEET. LIGHT POLE WITH FIXTURE(S)
SUBBASE AND BASE GRAVEL BELOW PAVED OR CONCRETE AREAS 95% 6. THE CONTRACTOR SHALL REPAIR AND ADD STONE TO THE CONSTRUCTION ENTRANCES AS IT BECOMES SATURATED WITH MUD TO ENSURE THAT IT FUNCTIONS TO BUILDING
CAPTURE MUD FROM THE TIRES OF CONSTRUCTION VEHICLES DURING CONSTRUCTION. THE PURPOSE OF THE CONSTRUCTION ENTRANCE IS TO KEEP ADJACENT STREETS
o,
SUBGRADE FILL BELOW PAVED AREAS 90% CLEAR OF DIRT AND MUD. SWEEPING OF THE ROADWAYS SHALL BE PERFORMED BY THE CONTRACTOR ON AN AS NEEDED BASIS, BUT AT A MINIMUM ONCE A WEEK. JERSEY BARRIER
TRENCH BEDDING MATERIAL AND SAND BLANKET BACKFILL 95% RAIL TRACKS
. 7. SILT REMOVED FROM AROUND INLETS AND BEHIND THE SILT FENCES SHALL BE PLACED ON A TOPSOIL STOCKPILE AND MIXED INTO TOPSOIL FOR USE IN LANDSCAPING
BELOW LOAM AND SEED AREAS 90% OPERATIONS. SANITARY SEWER MANHOLE
o,
STRUCTURAL FILL WITHIN PROPOSED BUILDING AREA 95% 8.  LAND DISTURBING ACTIVITIES SHALL BE ACCOMPLISHED IN A MANNER AND SEQUENCE WHICH CAUSE THE LEAST PRACTICAL UNPROTECTED DENUDED AREAS ON THE RIPRAP

SELECT FILL ADJACENT BUILDING FOUNDATIONS, EXTERIOR FOUNDATIONS 95%
AND WITHIN 8 INCHES OF THE SLAB-ON-GRADE

*ALL PERCENTAGES OF COMPACTION SHALL BE OF THE MAXIMUM DRY DENSITY AT THE OPTIMUM MOISTURE CONTENT AS DETERMINED AND CONTROLLED IN ACCORDANCE
WITH ASTM-D-1557.

8. ADJUST ALL MANHOLES, CATCH BASINS, CURB BOXES, ETC. WITHIN LIMITS OF WORK TO FINISH GRADE.

SITE DURING CONSTRUCTION.

9. THE CONTRACTOR IS CAUTIONED THAT FAILURE TO COMPLY WITH THE SEQUENCE OF CONSTRUCTION, EROSION/SEDIMENT CONTROL PLAN, AND OTHER PERMIT
REQUIREMENTS MAY RESULT IN MONETARY PENALTIES AS ENFORCED BY THE MEDEP OR LOCAL AGENCIES. THE CONTRACTOR SHALL BE ASSESSED ALL SUCH PENALTIES
AT NO COST TO THE OWNER OR PERMITTEE.

10. A FULL EROSION/SEDIMENTATION CONTROL PLAN ACCOMPANIES THIS DRAWING SET AND IS ALSO CONTAINED IN THE DIV 312513 SPECIFICATIONS.

TEST PIT

TRANSFORMER PAD

TILITY POLE
9. CONTRACTOR SHALL PROVIDE A FINISH PAVEMENT SURFACE FREE OF LOW SPOTS AND PONDING AREAS. CRITICAL AREAS INCLUDE BUILDING ENTRANCE AND EXIT 11. PROVIDE INLET PROTECTION BARRIERS AROUND ALL EXISTING AND PROPOSED STORM DRAINAGE INLETS AS SHOWN AND MAINTAIN FOR THE DURATION OF THE U ©
RAMPS ADJACENT TO THE BUILDING AND ALONG NEW CURBED AREAS. PROJECT UNTIL PAVEMENT HAS BEEN INSTALLED.
10. PROVIDE STABILIZATION OR SEPARATION GEOTEXTILE FABRIC OVER UNSTABLE SOILS AS DIRECTED BY THE OWNER'S REPRESENTATIVE AND IN ACCORDANCE WITH 12.  INSPECT EROSION AND SEDIMENT CONTROL DEVICES AFTER EACH RAIN STORM OF 0.25 INCHES OR GREATER. REPAIR/MODIFY PROTECTION AS NECESSARY TO VALVE

THE FINAL GEOTECHNICAL RECOMMENDATIONS.

MAXIMIZE FILTER EFFICIENCY. REPLACE ALL FILTERS WHEN SEDIMENT IS 1/3 OF THE STRUCTURE HEIGHT.

11.  NATIVE SOILS RANGE FROM GRANULAR TO CLAYEY AND SILTY. CARE MUST BE EXERCISED TO LIMIT DISTURBANCE OF THE BEARING SOILS. THE NATIVE CLAYEY OR 13.  INSTALL CURLEX EROSION CONTROL MAT OR EQUAL ON ALL SLOPES STEEPER THAN 4:1. TURF REINFORCEMENT (NORTH AMERICAN GREEN OR EQUAL) SHALL BE USED 6" SAN SANITARY SEWER
SILTY SOILS SHOULD NOT BE PROOF-ROLLED. SHOULD THE SUBGRADE BECOME YIELDING OR DIFFICULT TO WORK, DISTURBED AREAS SHOULD BE EXCAVATED AND ON SLOPES STEPPER THAN 3:1 IF NOT CALLED OUT FOR RIPRAP STABILIZATION.
g@ggﬂﬁg&\’xggﬁgg’f ArﬁEEF?R%EEE%TGFE%TQS:N%/?EERg&%EERAT NO EXTRA EXPENSE TO THE OWNER. ALL SUBGRADE PREPARATION IS SUBJECT TO THE 14.  THE CONTRACTOR SHALL INSTALL ALL EROSION CONTROL MEASURES IN ACCORDANCE WITH THE “MAINE EROSION AND SEDIMENT CONTROL HANDBOOK FOR W WATER MAIN
' CONSTRUCTION: BEST MANAGEMENT PRACTICES, CUMBERLAND COUNTY SOIL AND WATER CONSERVATION DISTRICT AND MAINE DEPARTMENT OF ENVIRONMENTAL
PROTECTION, MARCH 2003".
LOCAL APPROVALS, WAIVERS AND VARIANCES 2'G GAS MAIN
THE CONSTRUCTION PLANS ARE TO BE SUBMITTED TO THE CITY OF PORTLAND FOR THEIR REVIEW, APPROVAL AND RECORDS PRIOR TO THE COMMENCEMENT OF
CONSTRUCTION. UGE UNDERGROUND ELECTRIC
PENDING SITE PLAN CONDITIONS OF APPROVAL ZONING INFORMATION OHE OVERHEAD ELECTRIC
STANDARD CONDITIONS OF APPROVAL ZONE: WATERFRONT PORT DEVELOPMENT ZONE (WPDZ)
1. DEVELOP SITE ACCORDING TO PLAN: THE SITE SHALL BE DEVELOPED AND MAINTAINED AS DEPICTED ON THE SITE PLAN AND IN THE WRITTEN SUBMISSION OF THE PERMITTED USES: MARINE REPAIR SERVICES / BOAT REPAIR YARD RAIL TRACKS
APPLICANT. MODIFICATION OF ANY APPROVED SITE PLAN OR ALTERATION OF A PARCEL WHICH WAS THE SUBJECT OF SITE PLAN APPROVAL AFTER MAY 20, 1974, SHALL
REQUIRE THE PRIOR APPROVAL OF A REVISED SITE PLAN BY THE PLANNING BOARD OR PLANNING AUTHORITY PURSUANT TO THE TERMS OF CHAPTER 14, LAND USE, OF THE :
Q CONDITIONAL USE PERMIT: MARINE RETAIL STONE BASE AT RAILROAD CROSSING
PORTLAND CITY CODE.
. REQUIRED PROVIDED
2. SEPARATE BUILDING PERMITS ARE REQUIRED: THIS APPROVAL DOES NOT CONSTITUTE APPROVAL OF BUILDING PLANS, WHICH MUST BE REVIEWED AND APPROVED BY e TVEEY o
THE CITY OF PORTLAND'S INSPECTION DIVISION. MINIMUM LOT SIZE NONE 1777 AC ————— — TIMBERS AT RAILROAD CROSSING
3. SITE PLAN EXPIRATION: THE SITE PLAN APPROVAL WILL BE DEEMED TO HAVE EXPIRED UNLESS WORK HAS COMMENCED WITHIN ONE (1) YEAR OF THE APPROVAL OR
WITHIN A TIME PERIOD UP TO THREE (3) YEARS FROM THE APPROVAL DATE AS AGREED UPON IN WRITING BY THE CITY AND THE APPLICANT. REQUESTS TO EXTEND MINIMUM LOT FRONTAGE NONE <1,910 FT e w Y CONCRETE
ST w
MINIMUM YARD DIMENSIONS
FRONT NONE FT
SIDE NONE e BOATYARD SURFACE
REAR NONE N/A
SETBACK FROM PIER LINE 5FT FT
MAXIMUM LOT COVERAGE 100% <20 %
MAXIMUM BUILDING HEIGHT 75 FT (CONDITIONAL) 72'-0" (BUILDING E)

" Wi, PROJECT
06.26.18 | SUBMITTED PHASE IV - LEVEL Ill SITE PLAN APPLICATION ®\\§1E OF M:'//// CANAL LAND'NG
03.09.18 | SUBMITTED PHASE IV - LEVEL Il SITE PLAN APPLICATION KR

12.0717 | REVISED FOR RESUBMISSION TO HARBOR COMMISSION AMENDED SITE PLAN

{ STEPHENR. f.
10.26.17 | REVISED FOR DEP NRPAA AMENDMENT SUBMISSION I SHEET TITLE

1110.15 | REVISED FINAL PLAN SUBMISSION PHASE IV GENERAL
09.04.15 | FINAL PLAN SUBMISSION TO CITY OF PORTLAND NOTES AND LEGEND

06.15.15 | PRELIMINARY PHASE Il AMENDED SITE PLAN TO 2 TN ON DESIGNED: SRB SCALE: N.T.S.
CITY OF PORTLAND 7 \ CLIENT CANAL LANDING LLC CHECKED: SRB JOB NO. 195350129

DATE__| DESCRIPTION P.E. STEPHEN BUSHEY 400 WEST COMMERCIAL STREET FILE NAME: 3091.04-GENERAL NOTES
REVISIONS LIC. # 7429 PORTLAND, ME 04101 SHEET C-1.1

STANTEC CONSULTING SERVICES INC.
482 PAYNE ROAD
@ Stantec

SCARBOROUGH, ME 04074
WWW.STANTEC.COM

DRAWN: PBF DATE: OCTOBER 2017

\\Us1261-f01\workgroup\1953\active\195350129\Cadd\Permit Set\dwg\PHASE 1V\3091.04-GENERAL NOTES.dwg pfilliettaz 6/26/2018 9:13 AM
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Planning and Urban Development Department
Planning Division

Subiject: WPDZ Design Review — 400 W Commercial Paint Shed
Written by: Caitlin Cameron, Urban Designer
Date of Review: Monday, September 24 2018

The project at 400 West Commercial Street — Canal Landing Paint Shed - was reviewed according
to the adopted WPD Zone performance standards by Caitlin Cameron, Urban Designer, Matt
Grooms, Planner, and Shukria Wiar, Planner.

Questions & Outstanding items:
e What materials are proposed for the siding and roof?
e What building systems are proposed and where will they be located?

Design Review Comments: (questions and unmet standards in red)
Sec. 14-320.3 Performance Standards

(k) Lighting — Applicant did not provide a photometric plan to address the standard that site
lighting will not have “an unreasonable adverse impact on adjacent residential zones.” Staff
recommend cut sheets that give evidence that site lighting is cutoff.

(1) Signs — Signs will come under separate permit application according to Sign Ordinance in
Division 22.

(o) Design and Visual Character:

1) Long Views/Building Design: Change in roof form provides some visual interest to meet the
standard however, staff suggest the slope could be increased to create a more varied form. The
building orientation puts the narrow side to the street minimizing the visual impact of the
building to the water from street level and the long views. Building systems; the project
narrative suggests there will be systems on the roof — these must be shown on the elevations,
be integrated into the roof forms, and not exceed the 75" height limit.

2) Massing: Massing and roof form are simple according to functional relationship of use and
relationship to water and other buildings on-site.

3) Facades — equal treatment: More information is needed to evaluate this standard — materials
and rooftop systems. This standard would be met if all facades and roof include a material with
texture and systems are integrated into the design.

4) Facades — variation and articulation: Project provides some visual interest with sloped roof
line (though this could be steeper to vary the form), material texture (depending on proposed
materials), roof overhangs, windows. What materials proposed? Label materials on elevations.
Canopies at man doors would add articulation, function, and legibility to these side entries.

5) Scale and Articulation: Not applicable — building is further than 50’ from street.



Portland, Maine USEMSSIEN Yes. Life's good here.

Jeff Levine, AICP
Director, Planning & Urban Development Department

Memorandum
To: Housing Committee
From: Jeff Levine, Director
Date: June 21, 2018
Re: Hotel Linkage — Revised Nexus Study and Draft Ordinance

As per your direction at your June 5, 2018, meeting, we have worked with the Greater
Portland Council of Governments to revise their nexus study and also drafted a proposed
ordinance based on that study. Both are attached.

The nexus study revisions were based on three major comments, which are repeated with
their responses and staff comments below:

Income needed to afford rent seems low. GPCOG used Maine Housing
data in the initial memo. To address the concern of the subcommittee they added
language about the limitations of the Maine Housing data.

Static Affordability Gap. The methodology used to address the
affordability gap only covers a single year because it is using annual salary as the
basis for the calculation. To research the answer to this question, GPCOG staff
reached out to Karl Seidman, a consultant who has completed several of these
studies throughout the country, to ask how he would approach this issue. He said
the methodology is rational and perhaps we could use a financing guideline to
determine a duration of time. They also contacted both Maine Housing and
Avesta but were unable to find any relevant guideline to assign a duration of time.
Karl suggested it’s likely the City would simply need to make a decision about
how many years it wanted to use in the calculation. Given that using even one
year’s impact results in a range of per-room fees up to $5,165, staff does not
recommend going above that level at this time.

Revise to Linkage Fee Terminology- They edited the memo accordingly. Staff
recommends using the term “Hotel Linkage Fee” rather than “Housing Impact
Fee” in order to avoid confusion about this proposed ordinance and the Impact
Fee study and proposed ordinance under development for transportation,
stormwater/sewer and parks/open space.

Jobs per Household Data- GPCOG’s methodology used Cumberland County data
for jobs created per household. They changed this data to reflect Portland’s

geography.

389 Congress Street / www.portlandmaine.gov / tel 207-874-8720 / tty, 207-874-8936 / fax, 207-756-8258



Sec.14-484 . Purpose.

It 1s in the public interest to promote an adequate supply of
affordable housing for the city’s residents. The purpose of this
division therefore is to offer incentives to developers to include
units of affordable housing within development projects or based on
demonstrated need caused by creation of new lower-income jobs,
thereby mitigating the impact of market rate housing construction
on the limited supply of available land for suitable housing, and
helping to meet the housing needs of all economic groups within the
city. The city believes that this division will assist In meeting
the city’s comprehensive goals for affordable housing, in the
prevention of overcrowding and deterioration of the limited supply
of affordable housing, and by doing so promote the health, safety
and welfare of its citizens.

Sec. 14-485. Definitions.

Hotel Project is any hotel, inn or motel, as defined in this
ordinance, consisting of 10 or more rooms for rent. Any such
development that expands by 10 or more rooms within any 5 year
period will also be considered a Hotel Project.

14-489 Hotel Linkage Fee

(a) Purpose: This section is based on City analysis, most
specifically documented in the Greater Portland Council of
Government study “Proposed Methodology for Hotel Linkage
Fees” dated 6/15/18, that finds that new hospitality
developments create a need for new affordable housing. This
need is the result of the fact that these uses create a
number of jobs that do not pay sufficiently to afford
housing provided In the market.

(b) Applicability: This section applies to all Hotel Projects
as defined 1n 14-485 that are not complete as of the
effective date of this section.

(c) Hotel Linkage Fee: All Hotel Projects shall pay a linkage
fee as shown in the table below, which would address one
year’s impact from development of that hotel room on the
housing market. This amount shall be paid into the City’s
Housing Trust and used for the purposes set forth in the
ordinance and regulations applicable to that trust:




Hotel Projects with Building $2,500 per room
Permits but without Certificates
of Occupancy as of the
Applicable Date of this
Ordinance

Hotel Projects without Building | $5,000 per room
Permits as of the Applicable
Date of this Ordinance

(d) Annual Adjustments: These amounts shall be adjusted annually
in the same way as the fee under Division 29 for Housing
Replacement.

(e) Reglations: The Planning Board may promulgate implementing
regulations based on this ordinance.

Sec. 14-489490. Housing trust fund.
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To:  Jeff Levine, Planning & Urban Development Director

From: Stephanie Carver, GPCOG Planning Director
Date: 6/15/18
RE:  Proposed Methodology for Hotel Linkage fees

Introduction

The City of Portland's Department of Planning & Urban Development is examining the feasibility of a
proposal for assessing hotel linkage fees. The purpose of this memo is to provide information to the
City regarding the use of linkage fees for this purpose and outline a potential methodology for the
calculation of a fee.

Background

Linkage fees are fees that cities may choose to implement to help mitigate the effects of new
commercial development on the demand and availability of affordable housing. Prior to
implementing a fee policy, communities often conduct a study to identify the connection, or “nexus”
between new commercial development and the need for additional affordable housing. It is assumed
that new commercial development contributes additional workers to a city’s workforce and adds
new worker households. In many industries, a percentage of these households do not make enough
to live and work in the same city. Looking outside the city to find affordable housing often results in
longer commute times and higher transportation costs. If implemented, a linkage fee is typically
charged to a developer as a condition of approval and it is assessed based on total square footage or
number of units in the development.

The City's Comprehensive Plan identifies the increasing demand for affordable housing as an
emerging issue and sets a goal of pursuing “policies to enable people who work in Portland to have
the option to live in Portland.” To be considered affordable, housing should consume no more than
30% of a household's income including rent, mortgage, utilities and other household related costs. Of
the 1,130 housing units that were permitted and/or built in Portland between 2010 to 2014,
including apartments, condominiums and single-family homes, just 29% were offered at a rent or
sales price affordable to a household earning the median income'.

o Portland Linkage Fee memo — GPCOG June 15, 2018
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GREATER PORTLAND
COUNCTL OF GOVERNMENTS

CUMBERLAND COUNTY EMPLOYMENT 2016

Share of Courty Total

The Maine office of Tourism estimates over 36 million tourists visited Portland in 2017. Hotel
development is steadily increasing, with 1,811,050 square feet of hotel development representing
2,647 units currently in operation throughout the City". According to the US Census, the
accommodation and food service sector is the third largest share of employment in Cumberland
County, representing 10% of the County’s workforce but only 5% of the County’s payroll. In fact, the
median employee in this sector earns $312 a week or $16,227 per year, nearly half of the median
wage in Cumberland County of $696 per week or $36,187 per year'. A worker employed at the
County median wage earns 85% of the household income needed to afford the median rent in
Portland, while the average accommodation and food service worker earns a median wage that is
37% of the household income needed to afford the median rent in Portland." This affordability gap
may force accommodation workers employed in Portland to seek housing outside of Portland.

COMPARISON OF MEDIAN WEEKLY WAGE BY INDUSTRY 2016

Cumberland

Portland Maine

County
Accommodation and Food Service $353 $312 $290
Retail Trade $418 $466 $410
Health Care and Social Assistance $685 $699 $611
Total - All Industries $616 $696 $611

Source: US Census American Community Survey 2016 5-year sample

9 Portland Linkage Fee memo — GPCOG June 15, 2018
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According to the Maine State Housing Authority the average rent (including utilities) for a two-
bedroom apartment in Portland is $1,053 per month and the household income needed to afford the
average rent in Portland is $42,111 per year. However, this is the average rent paid by existing
renters in Portland and new households moving to Portland will pay the current market rate, which is
generally higher than the average rent. As of June 15, 2018, there are roughly 60 two-bedroom
apartments listed for rent in Portland on Zillow, with monthly rents ranging between $1,300-$3,500. One third
of those apartments are listed with rents between $1,500 and $2,000, and another third of those apartments
are listed for more than $2,000 per month. Therefore, a new household moving to Portland will expect to pay
between 120%-330% of the average rent to live in the City.

Methodology
Methodologies used to calculate linkage fees vary, but in most cases the analysis begins with an

estimation of the number of new employees associated with a typical development, in this case a
hotel. In this methodology, a formula is used to calculate the affordability gap between what workers
can afford to pay for housing and the average cost of market rate housing.

In Portland’s case, a link is established between the creation of new jobs in the hotel sector and the
increased demand for affordable housing through the following steps:

New Jobs. Industry data was used to estimate the number of direct jobs that will be created
by the new hotel with 180 units. According to the Urban Land Institute the typical hotel
employs between 0.5-0.8 employees per hotel room. Using an average value of 0.65
employees per hotel room it is estimated that a hotel with 180 rooms will employ 117 people.
The current ratio of jobs per household was used to estimate how many households will be
created by this new employment.

Households. Currently there are 37,737 employed civilians aged 16 and over living in the
30,211 total households in Portland. This means that on average there are 1.2 jobs per every
household in Portland. Based on this ratio it was estimated that the 117 additional jobs
created by a new hotel will create 94 new households in Portland. However, it is assumed
employment in these households will be split up between different occupations, such as
management, sales, service, and maintenance. Depending on the occupation the wages for
each occupation may be higher or lower than the median wage for the hotel industry.
Therefore, industry occupation employment and wage data examined from the ACS was used
to estimate how many new households will be low income.

o Portland Linkage Fee memo — GPCOG June 15, 2018
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EMPLOYED POPULATION PER HOUSEHOLD 2016

Cumberland

Portland Maine

County
Employed Civilian Population 16+ 37,737 155,014 652,638
Total Households 30,211 117,871 551,109
Jobs/Household 1.2 1.3 1.2

Source: American Community Survey 2016 5-year estimate

Jobs by Occupation. Based on industry and occupation employment data from the ACS 64%
of jobs in the hotel industry are service occupations, 19% of hotel jobs are management
occupations, 13% of hotel jobs are sales and office occupations, and the remainder are
maintenance and transportation occupations. The total number of jobs and households that
will be created in each occupation was calculated by multiplying the share of hotel
employment by occupation by the total number of new hotel jobs created.

NEW JOBS AND HOUSEHOLDS BY OCCUPATION CREATED BY NEW HOTEL EMPLOYMENT

Share of Hotel Number of New Number of New

Employment Jobs Households
Service 64% 74 60
Sales and Office 13% 15 12
Transportation 4% 4 3
Maintenance 1% 1 1
Management 19% 22 18
Total - All Occupations 100% 117 94

Source: American Community Survey 2016 5-year estimate;
GPCOG Analysis

Household Income. To calculate the household income for each household in each
occupation category the median wage by occupation data for Cumberland County from the
ACS was used. This calculation assumes 1 person in each new household works full time in the
hotel industry and any additional workers in the household earn the area median income.

Portland Linkage Fee memo — GPCOG June 15, 2018
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GREATER PORTLAND

COUNCIL OF GOVERNMENTS

NEW HOUSEHOLDS AND HOUSEHOLD INCOME BY OCCUPATION

Number of Median Wage for ~ Median Wage

Total Household

New Hotel Income for Second
Income

Households Earner  Income Earner
Service 60 $18,109 $9,015 $27,124]
Sales and Office 12 $30,444 $9,015 $39,459
Transportation 3 $31,695 $9,015 $40,710
Maintenance 1 $33,421 $9,015 $42,436
Management 18 $52,910 $9,015 $61,925

Source: GPCOG Analysis and American Community Survey 2016 5-year estimates

Affordability Gap. These estimates for household income by occupation were compared to
affordability data from the Maine State Housing Authority to show the difference between
what the new households created by hotel employment earn and the minimum income
needed to afford a two-bedroom apartment in Portland. These results show that households
with Service or Sales and Office occupations have a household income that is lower than the
minimum income needed to afford rental housing in Portland. This household affordability
gap is largest ($14,987) for households with Service occupations, which also represent nearly
2/3 of households created by the new hotel employment.

AFFORDABILITY GAP
Number of Total Income Needed to Household Total
New Household Afford Rentin  Affordability ~Affordability
Households Income Portland Gap Gap
Service 60 $27,124 $42,111 $14,987 $892,820
Sales and Office 12 $39,459 $42,111 $2,652 $32,048
Transportation 3 $40,710 $42,111 $1,401 $4,856
Maintenance 1 $42,436 $42,111 NA $0
Management 18 $61,925 $42,111 NA $0
Total $929,724

Rental Affordability Source: Maine State Housing Authority,
2017

Aggregate Affordability Gap. Next, the household affordability gap for each occupation was
multiplied by the number of households with employment in each occupation to arrive at a
total affordability gap of $929,724 per year. This number represents the difference between
these households’ ability to pay for their housing and the market cost of their housing based
on the median monthly rent. In reality these households will face much higher rental housing
costs since the current shortage of rental housing in Portland means that rents for new units
are significantly higher than the median rent.

Final Calculation. When we divide the affordability gap of $929,724 by the number of new

hotel rooms, we get an average affordability gap per room of $5,165, or $7.70 per square
foot. Therefore, a fee of just under $8 per square foot would cover a minimum justified

Portland Linkage Fee memo — GPCOG June 15, 2018
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housing affordability gap for the 94 new households created by a new 180 unit hotel
employment for one year.

This example estimate represents the full cost of the affordability gap for employment in one hotel
for one year based on available data. Multiple industries could potentially affect the demand for
affordable housing and the city may determine a higher or lower percentage of this fee based on
these variables. Furthermore, this fee could be re-evaluated periodically as circumstances such as
inflation, rents, and rental housing supply change.

"Portland 2030 Housing Demand, GPCOG 2015

i Data from City of Portland, Department of Planning & Urban Development.

il 2016 median wage data from the US Census American Community Survey (ACS)
Vv (Source: US Census County Business Patterns, 2016).

o Portland Linkage Fee memo — GPCOG June 15, 2018



Portland, Maine USEMSSIEN Yes. Life's good here.

Jeff Levine, AICP
Director, Planning & Urban Development Department

Memorandum
To: Housing Committee
From: Jeff Levine, Director
Date: August 29, 2018
Re: Hotel Linkage Update

Since you referred the issue of a proposed hotel linkage program to the Planning Board,
staff has had additional internal discussion, as well as a constructive set of meetings with
representatives from the hospitality industry to better understand their market. As a result
of these discussions, we are bringing this item back to the Housing Committee for an
update and potential revised referral.

Change to the Draft Ordinance: Based on additional conversations with
Corporation Counsel — which we mentioned at the previous discussion — we are
recommending a revision to the draft ordinance that adopts a methodology similar
to the inclusionary zoning ordinance in 14-387. That revision would provide a first
option for all hotel uses to provide low-income housing units for sale or rent on-
site. Those units would have to be differentiated from the rest of the development
through deed restrictions and other requirements to ensure that they would be used
for permanent affordable housing.

If the hotel developer does not want to provide these units on-site, then the option
would exist for a fee-in-lieu. That fee-in-lieu, which we think many hotel
developers would prefer, would be based on the nexus study. We think these
revisions result in a stronger ordinance and tie the goals of the ordinance more
closely to the process that would be used to implement it.

Updated GPCOG Study: We asked the Greater Portland Council of Governments
to update their hotel linkage study with additional data we have collected from the
Maine Innkeepers Association. They have been kind enough to provide comments
on the earlier study and pointed us to additional data sources that we asked
GPCOG to incorporate into an updated study. As a result, they have a revised
study with a range of possible fees in lieu that could be provided should a hotel
development choose not to provide their units on-site. GPCOG’s revised range is
from $2,622 to $5,165 per room. This range includes a fee-in-lieu of $2,622 based
on Maine Department of Labor Data — which is more specific in some ways but
does not differentiate between types of employees in the accommodation sector. It
also includes a fee-in-lieu of $3,806 if the more differentiated American
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Community Survey data is utilized, but an assumption is added that no employee
earns less than they would earn at the City’s minimum wage at a full-time position.
Finally, it includes a fee-lieu number of $5,165 if the original assumptions and
methodology is used.

Staff feels that any of these three options are reasonable. However, staff recommends that
the ordinance utilize the $3,806 per room fee, as it incorporates the minimum wage
requirement in effect, but also retains the diversity of employment types captured in the
American Community Survey data.
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To:  Jeff Levine, Planning & Urban Development Director
From: Stephanie Carver, GPCOG Planning Director

Date: 8/29/18

RE:  Proposed Hotel Linkage Fee: Supportable Range

This memo has been expanded and updated based on additional data provided by the Maine
Innkeepers Association.

Introduction

The City of Portland's Department of Planning & Urban Development is examining the feasibility of a
proposal for assessing hotel linkage fees that would recover the cost of producing housing that is
affordable for hotel employees. The purpose of this memo is to provide information to the City
regarding the use of linkage fees for this purpose and outline a potential methodology for the
calculation of a fee.

We have used the best available data to demonstrate how this methodology could be used to
estimate a potential hotel linkage fee, but this does not constitute a recommendation from GPCOG
as to the amount the City of Portland should charge for the hotel linkage fee nor isit a
recommendation for the City of Portland to enact a hotel linkage fee ordinance.

Background

Linkage fees are fees that cities may choose to implement to help mitigate the impact of new
commercial development on the demand and availability of affordable housing. Prior to
implementing a fee policy, communities often conduct a study to identify the connection, or “nexus”
between new commercial development and the need for additional affordable housing. It is assumed
that new commercial development contributes additional workers to a city’s workforce and adds
new worker households. In many industries, a percentage of these households do not make enough
to live and work in the same city. Looking outside the city to find affordable housing often results in
longer commute times and higher transportation costs. If implemented, a linkage fee is typically
charged to a developer as a condition of approval and it is assessed based on total square footage or
number of units in the development.

The City's Comprehensive Plan identifies the increasing demand for affordable housing as an
emerging issue and sets a goal of pursuing “policies to enable people who work in Portland to have
the option to live in Portland.” To be considered affordable, housing should consume no more than
30% of a household's income including rent, mortgage, utilities and other household related costs. Of
the 1,130 housing units that were permitted and/or built in Portland between 2010 to 2014,
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including apartments, condominiums and single-family homes, just 29% were offered at a rent or
sales price affordable to a household earning the median income'.

CUMBERLAND COUNTY EMPLOYMENT 2016

I I
H

Share of Courty Total

The Maine Office of Tourism estimates over 6 million tourists visited Portland in 2017. Hotel
development is steadily increasing, with 1,811,050 square feet of hotel development - representing
2,647 units - currently in operation throughout the City. According to the US Census, the
accommodation and food service sector is the third largest share of employment in Cumberland
County, representing 10% of the County’s workforce but only 5% of the County’s payroll.

According to the Maine State Housing Authority the average rent (including utilities) for a two-
bedroom apartment in Portland is $1,053 per month, and the household income needed to afford
the average rent in Portland is $42,111 per year. However, this is the average rent paid by existing
renters in Portland and new households moving to Portland will pay the current market rate, which is
generally higher than the average rent. As of June 15, 2018, there are roughly 60 two-bedroom
apartments listed for rent in Portland on Zillow, with monthly rents ranging between $1,300-$3,500.
One third of those apartments are listed with rents between $1,500 and $2,000, and another third of
those apartments are listed for more than $2,000 per month. Therefore, a new household moving to
Portland will expect to pay between 120%-330% of the average rent to live in the City.

There are a range of estimates available regarding the average wages of a full-time employee in this
sector, and all are well below the household income needed to afford housing in Portland. According
to the US Census, the average Cumberland County employee in this sector earns $312 a week or
$16,227 per year. The Maine Department of Labor (DOL) estimates the median income for a full-time
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Cumberland County employee in this sector to be significantly higher, $24,908 per year. Additionally,
as of 2017 the minimum wage in Portland is $10.68/hour, so a full-time employee making this salary
would earn an annual income of $22,214. This affordability gap may force accommodation workers
employed in Portland to seek housing outside of Portland.

Data

The minimum justified fee per square footage of hotel development outlined in this memo is based
on data from both the US Census American Community Survey (ACS), and wage data from the Maine
Department of Labor (DOL).

The US Census American Community Survey (ACS) data in this memo was used because it is the most
comprehensive and consistent data source for demographic and economic characteristics of the
population in GPCOG'’s service area. However, there are some limitations to the ACS data. First, it is
5-year sample data because this is the only data consistently available at the municipal, county, and
state level. The drawback to using data pooled over five years is it averages out any short-term
changes in income due to economic cycles or Portland’s more recent minimum wage increase.
Second, the median earnings reported by the ACS are based on what individuals report for their
earnings regardless of whether they work full-time or part-time. As a result, these earnings may be
skewed lower by individuals who work part-time, which may be more common for employment in
the retail, food service, or accommodation sectors.

To balance these limitations, the median weekly wage data from the Maine DOL was also included in
the analysis. The Maine DOL wage data is from the Quarterly Census of Employment and Wages
(QCEW), which is based on employment and wage data reported to the Unemployment Insurance
(UI) of the United States. The Maine DOL data also has some limitations. First, the data are only
available at the industry level, so it is not possible to calculate the affordability gap for different
occupations in the hotel sector. Second, the average weekly wage reported by the QCEW also does
not differentiate between full-time and part-time employment. As a result, the weekly wage data
reported by the Maine DOL may be skewed both by higher wage occupations and by part-time
employment. The average weekly wage reported by Maine DOL was used to calculate yearly income
based on full-time employment. This also assumes individuals employed in the accommodation
sector can work full-time if they are willing and able to'.

Methodology

Methodologies used to calculate linkage fees vary, but in most cases the analysis begins with an
estimation of the number of new employees associated with a typical development, in this case a
hotel. In this methodology, a formula is used to calculate the affordability gap between what workers
can afford to pay for housing and the average cost of market rate housing.
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In Portland’s case, a link is established between the creation of new jobs in the hotel sector and the
increased demand for affordable housing through the following steps:

New Jobs. Industry data was used to estimate the number of direct jobs that will be created
by a new hotel with 180 units. According to the Urban Land Institute the typical hotel employs
between 0.5-0.8 employees per hotel room. Using an average value of 0.65 employees per
hotel room, it is estimated that a hotel with 180 rooms will employ 117 people. The current
ratio of jobs per household was used to estimate how many households will be created by
this new employment.

Households. Currently there are 37,737 employed civilians aged 16 and over within the
30,211 total households in Portland. This means that on average there are 1.2 jobs per every
household in Portland. Based on this ratio it is estimated that the 117 additional jobs created
by a new hotel will create 94 new households in Portland. However, it is assumed
employment in these households will be split up between different occupations, such as
management, sales, service, and maintenance. The wages for each specific occupation may
be higher or lower than the median wage for the hotel industry. Therefore, industry
occupation employment and wage data examined from the ACS was used to estimate how
many new households will be low income.

EMPLOYED POPULATION PER HOUSEHOLD 2016

Portland Cumberland Maine
County

Employed Civilian Population 16+ 37,737 155,014 652,638
Total Households 30,211 117,871 551,109

Jobs/Household 1.2491 1.3151 1.1842

Source: American Community Survey 2016 5-year estimate

Jobs by Occupation. Based on industry and occupation employment data from the ACS 64%
of jobs in the hotel industry are service occupations, 19% of hotel jobs are management
occupations, 13% of hotel jobs are sales and office occupations, and the remainder are
maintenance and transportation occupations. The total number of jobs and households that
will be created in each occupation was calculated by multiplying the share of hotel
employment by occupation by the total number of new hotel jobs created.
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NEW JOBS AND HOUSEHOLDS BY OCCUPATION CREATED BY NEW HOTEL EMPLOYMENT

Share of Hotel Number of New Number of New

Employment Jobs
Service 64% 74
Sales and Office 13% 15
Transportation 4% 4
Maintenance 1% 1
Management 19% 22
Total - All Occupations 100% 117

Source: American Community Survey 2016 5-year estimate;

GPCOG Analysis

Households

60
12
3
1
18
94

Household Income. Median wage by occupation data for Cumberland County from the ACS

was used to calculate the household income for each household in each occupation category.
This calculation assumes 1 person in each new household works full-time in the hotel industry
and any additional workers in the household earn the area median income:

NEW HOUSEHOLDS AND HOUSEHOLD INCOME BY OCCUPATION (ACS DATA)

Number of New

Households
Service 60
Sales and Office 12
Transportation 3
Maintenance 1
Management 18

Median Wage for
Hotel Income Earner

$18,109
$30,444
$31,695
$33,421
$52,910

Source: GPCOG Analysis and American Community Survey 2016 5-year estimates

Median Wage for
Second Income Earner

$9,015
$9,015
$9,015
$9,015
$9,015

Total Household
Income

$27,124
$39,459
$40,710

$42,436
$61,925

Median wage by industry data from the Maine DOL was also used to calculate the average
household income for the 94 new households created by hotel employment:

NEW HOUSEHOLDS AND HOUSEHOLD INCOME (MAINE DOL DATA)

Number of New
Households

Accommaodation 94

Source: GPCOG Analysis and Maine DOL QCEW 2016

Median Wage for
Hotel Income Earner

$24,908
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Affordability Gap. These estimates for household income by occupation were compared to
housing affordability data from the Maine State Housing Authority to show the difference
between what the new households created by hotel employment earn and the minimum
income needed to afford a two-bedroom apartment in Portland. These results show that
households with Service, Sales and Office, and Transportation occupations have a household
income that is lower than the minimum income needed to afford rental housing in Portland.
This household affordability gap is largest ($14,987) for households with Service occupations,
which also represent nearly 2/3 of households created by the new hotel employment.

AFFORDABILITY GAP ANALYSIS (ACS DATA)

Income Needed to

Number of New Total Household . Household Total Affordability
Afford Rentin .
Households Income Affordability Gap Gap
Portland

Service 60 $27,124 $42,111 $14,987 $892,820
Sales and Office 12 $39,459 $42,111 $2,652 $32,048
Transportation 3 $40,710 $42,111 $1,401 $4,856
Maintenance 1 $42,436 $42,111 NA $0
Management 18 $61,925 $42,111 NA $0
Total $929,724

Source: Maine State Housing Authority, 2017; American Community Survey 2016 5-year estimates

The household affordability gap using the median wage by industry data from the Maine DOL
was also calculated:

AFFORDABILITY GAP ANALYSIS (MAINE DOL DATA)

Income Needed to

Number of New Total Household . Household Total Affordability

Households Income Afford Rentin Affordability Ga Ga

Portland ysap P

Accommodation 94 $37,072 $42,111 $5,039 $472,007

Source: Maine State Housing Authority, 2017; Maine DOL QCEW 2016

Aggregate Affordability Gap. The household affordability gap for each occupation was
multiplied by the number of households with employment in each occupation to arrive at a
total affordability gap that ranges between $472,007 and $929,724 per year. This number
represents the difference between these households’ ability to pay for their housing and the
market cost of their housing based on the median monthly rent, for one year. In reality these
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households may face higher rental housing costs since current Portland rents for new units
are significantly higher than the median rent.

Final Calculation. Dividing the affordability gap by the number of new hotel rooms results in
an average affordability gap that ranges between $2,622 and $5,165 per room, or between
$3.91 and $7.70 per square foot. Therefore, a fee between $3.90-$7.70 per square foot
would cover a minimum justified housing affordability gap for the 94 new households created
by a new 180-unit hotel employment for one year. This methodology assumes the median
wage for a hotel income earner in the service industry, including full-time and part-time
employees, is $18,109 based on US Census ACS data. If it is instead assumed that hotel service
industry employees are working full-time at the City’s minimum wage of $10.68/hour and
making $22,241 annually, then the minimum justified fee would be between $2,622 and
$3,806 per room or $3.90-$5.67 per square foot of hotel development for one year. However,
this assumes individuals working in the service sector are able to procure full-time
employment, which is not always the case'.

This example estimate represents the full cost of the affordability gap for employment in one hotel
for one year as calculated by the proposed methodology. Multiple factors could potentially impact
the demand for affordable housing and the City may determine a higher or lower percentage of this
fee based on these variables. Furthermore, this fee could be re-evaluated periodically as
circumstances such as inflation, rents, and rental housing supply change.

"Portland 2030 Housing Demand, GPCOG 2015

i According to a 2016 study (https://www.epi.org/publication/still-falling-short-on-hours-and-pay-part-time-work-
becoming-new-normal/#epi-toc-21) from the Economic Policy Institute the retail trade and leisure and hospitality sectors
contributed to 63% of the growth in part-time employment and 54% of the growth in involuntary part-time employment
from 2007-2015. Involuntary part-time employment is defined as individuals who are working part time because full time
work could not be found or hours were reduced due to economic conditions (slack work).
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Sec.14-484 . Purpose.

It is In the public interest to promote an adequate supply of
affordable housing for the city’s residents. The purpose of this
division therefore is to offer incentives to developers to include
units of affordable housing within development projects or based on
demonstrated need caused by creation of new lower-income jobs,
thereby mitigating the impact of market rate housing construction
on the limited supply of available land for suitable housing, and
helping to meet the housing needs of all economic groups within the
city. The city believes that this division will assist In meeting
the city’s comprehensive goals for affordable housing, in the
prevention of overcrowding and deterioration of the limited supply
of affordable housing, and by doing so promote the health, safety
and welfare of its citizens.

Sec. 14-485. Definitions.

Hotel Project is any hotel, inn or motel, as defined in this
ordinance, consisting of 10 or more rooms for rent. Any such
development that expands by 10 or more rooms within any 5 year
period will also be considered a Hotel Project.

14-489 Housing Linkage for Hotel Projects

(a) Purpose: This section is based on City analysis, most
specifically documented in the Greater Portland Council of
Government study “Proposed Hotel Linkage Fee: Supportable
Range” dated 8/29/18, that finds that new hospitality
developments create a need for new affordable housing. This
need is the result of the fact that these uses create a
number of jobs that do not pay sufficiently to afford
housing provided in the market.

(b) Applicability: This section applies to all Hotel Projects
as defined in 14-485 that have not submitted complete
applications as of the effective date of this section.

(c) Housing Linkage: All Hotel Projects shall provide one unit
of Low Income Housing for Rent in the City of Portland for
every [XX] rooms in the Hotel Project. This amount shall be
rounded up to the nearest increment of [XX] rooms. These
units shall be deed restricted for the longest period
permitted by law; shall not be used for Short Term Rentals
of less than 30 days; and must be provided with distinct
entrances from the street to delineate them from the hotel
itself.



(d) Fee iIn Lieu Alternative: As an alternative to providing
units as per (c) above, a Hotel Project may pay a linkage
fee of [XX] per room. This amount shall be paid into the
City’s Housing Trust and used for the purposes set forth iIn
the ordinance and regulations applicable to that trust:

(e) Annual Adjustments: The amounts in (d) above shall be
adjusted annually In the same way as the fee under Division
29 for Housing Replacement.

() Regulations: The Planning Board may promulgate implementing
regulations based on this ordinance.

Sec. 14-490. Housing trust fund.



PLANNING BOARD REPORT
PORTLAND, MAINE

86 Newbury Street
Level Il Site Plan/Subdivision; I0Z Conditional Use

#000045-2018 and #CU-000048-2018
86 Newbury Street, LLC, David Bateman, Applicant

Submitted to: Portland Planning Board Prepared by: Caitlin Cameron, Urban Designer,
Public Hearing Date: September 25,2018 Christian Roadman, Planner
Date: September 21,2018

l. INTRODUCTION

86 Newbury Street LLC proposes to redevelop 93,775 square feet of space bounded by Fore, Hancock, Newbury,
and Mountfort Streets. The proposed redevelopment site is currently home to Shipyard Brewing Company, which
will retain a scaled-down presence on the site. Aside from the Residence Inn at 145 Fore Street (which is not part of
this project), the only other building on the block proposed to remain is Shipyard’s three-story brick building
fronting Hancock Street. The proposed redevelopment includes the following:

office space -89,387 sf

specialty pharmacy - 34,852 sf

technical fulfillment - 44,983 sf

brewery - 9,590 sf

tasting room, retail - 6,298 sf

hotel - 72,797 sf & 105 rooms

residences - 9,060 sf & 10 units across
three buildings

structured parking - 372 spaces, four levels
residential parking - 12 spaces

The proposed project is located in the India
Street Form-Based Code zone (UN and UT X
subdistricts) and is within 100 feet of the :aigéaT
Abyssinian Meeting House (73 Newbury

The applicant team incorporated input from the HP Board meetings into its design review. Subsequent staff design
reviews have included HP staff. The workshop was noticed to 230 neighbors and interested parties, and public
notice appeared in the Portland Press-Herald on September 14" and September 17", 2018.

The project has had two Planning Board workshops - June 12™ and July 24™. Because of the size and complexity of
this proposed redevelopment, the large-scale impacts of the new uses, and the concerns from the neighborhood
and public comment, the workshops were divided by topic to focus first on architecture and landscape and then on
traffic and transportation-related items (especially the two Traffic Demand Management plans required) and also
consider how the applicant has addressed the staff and Planning Board comments on the architecture, landscape,
and sidewalk design.



Public Comment:

The applicant held a Neighborhood Meeting on May 15, 2018. Since the two Planning Board workshops, the Planning
Department received six (6) additional public comments (Attachments PC14 to PC19) expressing concern for the
building scale, and the impact of this development on neighborhood character (hotel and office) and traffic (car)
congestion. There was also a couple of comments regarding the loss of affordable housing units being demolished
on the site. One comment agreed that the utility poles should go underground to improve the quality of the
streetscape and service to the neighboring properties. The predominant concern is regarding car traffic increases
as a result of this project in a small neighborhood with small streets, confined by the waterfront -a TDM is
required for both the office and hotel in this case which will provide a multi-modal plan for those uses. An
area-wide TMP is being pursued to address the staff and public concern about taking a more comprehensive
approach to the traffic impacts of new development in this neighborhood. Several comments indicate a
misunderstanding of the project - no zoning amendment or waiver for height is proposed as part of this
project and the number of parking spaces is around 400, not the 1,000 referenced. The topics of concern
from the public comment have remained consistent throughout the project. During the Workshops there were
also questions about how to enforce the green roof requirement, how much landscape/trees are being added to the
project, how to ensure employees are not parking on-street, how islander parking is impacted, rooftop
appurtenances and height/scale concerns.

Applicant: 86 Newbury Street LLC (represented by David Bateman)
Agent / Representative: Gorrill Palmer (Lucas Anthony, P.E.)
Architect: Archetype, P.A. (David Lloyd)

Required reviews and requested waivers:

Applicant’s Proposal Applicable Standards
New construction over 50,000 s.f. Level Il Site Plan Review and ISFBC UN/ UT Design Review
Subdivision (10 dwelling units) Level lll Subdivision Review
Multi-family Residential of 10 units Inclusionary Zoning Conditional Use
Waiver Requests Citation
Existing utility poles along Newbury Street | Site Plan Ordinance, Section 14-526(c)(3)(b) - Electrical service shall
and Mountfort to remain above ground be underground unless otherwise specified for industrial uses, or if

it is determined to be unfeasible due to extreme cost, the need
to retrofit properties not owned by the applicant, or complexity
of revising existing overhead facilities.

Subdivision Ordinance, Section 14-499(h) - All utility lines shall be
placed underground unless otherwise approved by the Planning
Board.

Number of Driveways (4 proposed) City of Portland Tech Manual 1.7.2.8 Number of driveways (limit of 2)

Driveway Location (100 ft. to intersection) | City of Portland Tech Manual 1.7.2.7 Location and spacing of
driveways (150 ft. to collector intersect)

Driveway Width (33 ft. proposed) City of Portland Tech Manual 1.7.2.4 Min. driveway width (24 ft max)
Parking Aisle Width (21 ft. proposed) City of Portland Tech Manual 1.7.2.3 Min. driveway width (24 ft min)
Front Yard Setback Max 5" (UN - Newbury | IS-FBC UN Dimensional Standards - 5" maximum front yard setback;
Street) - Residential Buildings varies from 7’ to 12’

The applicant received a zoning variance from the Zoning Board of
Appeals to exceed the zoning front yard setback maximum.

Frequency of Entries (UN - Newbury IS-FBC UN Dimensional Standards - 1 entry per building (every 35°)
Street) - Office Building required; o provided
Frequency of Entries (UT - Mountfort IS- FBC UT Dimensional Standards - 2 entries required; 1 provided

Street) — Office Building




PROJECT DATA

SUBJECT

DATA

Total Area of the Site

93,774 st.

Total Disturbed Area

93,774 s.f.

Existing Zoning

IS-FBC (UT, UN)

Existing Use

industrial & retail (brewery operations, tasting room/shop), surface parking

Proposed Use

office, commercial/ hotel, residential, industrial, retail, parking structure

Impervious Surface Area

--Existing 90,000 sf.
--Proposed 76,500 sf.
--Net Change 13,500 sf.
Building Footprint

--Existing 51,812 s.f.
--Proposed ~73,660 s.f.
--Net Change 21,848 sf.
Building Floor Area

--Existing 56,489 s.f.
--Proposed ~268,216 s.f.
-Net Change 211,727 s.f.

Proposed Room Mix

(2) studios, (6) one-bedrooms, and (2) two-bedrooms (10 rental units); 105
hotel rooms

Parking Spaces

389 (372 parking garage, 12 below residential units)

Bicycle parking Spaces

38

lll.  EXISTING CONDITIONS

The site of the proposed development currently includes Shipyard Brewing Company’s operations and parking as
well as two multifamily buildings. The Shipyard complex spreads across the site (the entire complex touches each
street bounding the development: Fore, Hancock, Newbury, and Mountfort). Immediately abutting Shipyard to the
southeast is a Residence Inn hotel, the only building on the block that is not part of the proposed redevelopment.
That hotel benefits from a loading and access easement off Fore Street and a 10-foot wide no-build easement at its
boundary with the project site. The two existing multifamily buildings are located in the northeast area of the
project site.

The site slopes downhill from Newbury Street to Fore Street, and the character of its surrounding development
varies. Newbury Street falls under the UN - Urban Neighborhood Subdistrict, while Fore, Hancock, and Mountfort
Streets fall under the UT - Urban Transitional subdistrict. Across Mountfort Street are the Munjoy South
Townhouse apartments. Across Hancock Street is an uninterrupted block of 4 - 5 story condominiums. To the
southeast of the site is the aforementioned Residence Inn hotel, and across Fore Street is Hamilton Marine. Across
Newbury Street are historic, traditional single-family and multi-family dwellings ranging from 1.5 - 2 stories, as well as
limited commercial frontage and the Abyssinnian Meeting House (a local historic landmark).

Within the proposed redevelopment area there are currently six curb cuts/ driveways: one on Fore Street, one on
Hancock Street, three on Newbury Street, and one on Mountfort Street. While the project falls under the India
Street Form Based Code, it is not part of nor within 100 feet of the India Street Historic District.



V. PROPOSED DEVELOPMENT

The proposed redevelopment will eliminate all existing buildings except for the three-story brick Shipyard building
with frontage on Hancock Street. This building is proposed to house a reduced Shipyard operation (brewing, tasting
room, and retail) while the upper floors are repurposed as pharmacy and technical fulfillment. Proposed new
buildings include:

e Three (3) residential buildings with ten (10) residential, rental units (two of which are proposed with
commercial space on the ground floor)

Office building (single tenant) of 132,516 square feet stretching from Newbury to Fore Street
Pharmacy fulfillment - mix of laboratory and warehouse space with truck loading

105-room hotel and limited retail space off Hancock Street

Structured parking with 372 spaces serving both the hotel and the new office / pharmacy / fulfillment
spaces.

Additionally, the plan includes an open space/ pocket park across from the Abyssinian meeting house.

The applicant seeks waivers from the Technical Manual, Subdivision Ordinance, and Zoning as part of their
submission (reference the table above and Attachment D). The applicant provided the following requests:

e Utilities: The applicant offered a response in the July 24™ workshop materials. Additional information
from the applicant for this request is as follows:

0 The cost to underground the overhead utilities on Newbury Street would be approximately $1.6
million (see attached Exhibit A cost summary);

0 Prior undergrounding efforts on nearby streets have resulted in a concentration of rise poles at
the intersection of Newbury and Hancock Street;

0 These rise poles, while unsightly add to the cost and complexity of the undergrounding work;

0 More challenging is the fact that the eleven (11) overhead services to homes and businesses on
the opposite side of Newbury Street would also need to be put underground;



0 This would require that each of the eleven (11) property owners sign an agreement transferring
maintenance responsibility from CMP to the property owner (sample letter attached);

0 Gaining approval to convert to underground service and assume maintenance responsibility from
all eleven (11) property owners is not feasible;

0 Given the above, it was determined that undergrounding the lines on Newbury was not feasible;

0 The property frontage on Mountfort Street is a short distance and relocating the lines
underground just on Mountfort Street is not feasible due to fusing issues;

0 CMP would require that all the frontage along Mountfort and Newbury be undergrounded at the
same time;

0 CMP also re-confirmed that the eleven (11) property owners on the other side of Newbury Street
would need to agree (by signing the attached form, see Exhibit C) to the transfer in maintenance
responsibility involved in switching from overhead to underground service.

Curb Cuts: The applicant seeks to have four driveways as part of the project, which exceeds the Technical
Manual’s specification of two. “The proposed plan for 4 driveways makes the site considerably less non-
conforming than its current condition. The existing site has 7 driveways, many of which are over 40 feet
wide. This plan seeks to keep the existing driveway on Fore Street and provide a new driveway that serves
the parking garage on Hancock Street. 2 lesser driveways that strictly serve the residential units and
Pharmacy Deliveries on Newbury Street are proposed as well. This is a one-way route where vehicles enter
on Hancock and leave on Newbury, with a very low number of trips expected per day.”

Driveway Separation: The applicant seeks to retain the existing driveway approximately 95 feet from the

intersection of Mountfort and Fore Streets (this does not meet the Technical Manual’s specification that
driveways be 150 feet from intersections). “We are requesting a waiver to allow the existing entrance on

Fore Street to remain. It is approximately 100’ from the Fore St/Mountfort St intersection.”

Driveway and Parking Aisle Widths: The applicant seeks dimensions that differ from the Technical Manual:
“The parking garage is dimensionally constrained to a width of 114 feet due to the existing “No-Build
Easement” adjacent to the Residence Inn and the existing Shipyard Brewing building on the other side. This
114 foot dimension requires that the parking layout consist of 18-foot-deep parking spaces with a 21-foot
drive aisle. In addition, we have researched a number of other garages and found examples that support
the request.”

“This request for a waiver is to allow an existing non-conforming condition to remain, this is a request for a
variance of 3 feet. The existing driveway on Fore Street currently exists as a 33-foot-wide driveway.
Historically, this driveway has been used for the shipping/receiving area for Shipyard Brewing and will
continue to serve as such for the new development although with less truck traffic. Allowing this driveway
to be maintained at its current width serves to facilitate access for large semi trucks. This additional 3-feet
of width is beneficial to truck movement onto a busy street in a predominantly urban area. Permitting this
waiver will assist in maintaining safe and efficient deliveries to the basement level receiving area,”

Frequency of Entries: The applicant did not provide a formal justification for the zoning partial waiver
requests. See zoning section below.



V.  STAFF REVIEW

A RIGHT, TITLE AND INTEREST

The applicant submitted a copy of the deed as proof of right, title, or interest. The Batemans are acting as an
authorized agent of the property owner. A current boundary survey was also submitted.

The property includes two easement agreements with the neighboring Residence Inn property (Attachment P).

e One easement keeps a no-build zone of 10’ between the Residence Inn property and the 86 Newbury
property - this easement is maintained as noted in the Site Plan (Plan P4).

e The second easement is a loading and access easement to allow for access across the applicant’s property
to the 10’ easement and for maintenance, dumpster, and service parking/loading. For now, the easement
area is noted on the Site Plan (Plan P4) and in the access easement drawing (included at the end of
Attachment P). The proposed new office building overhangs that area but must maintain the minimum 14’
clearance required in the legal document; the parking layout was revised to remove parking spaces from
this easement area. The Site Plan and Subdivision approval for the Residence Inn did not make any further
requirements regarding this access and loading area.

The City will request an access easement from the applicant for those portions of the sidewalk that cross the
property line - this occurs on Mountfort, Newbury, and Fore streets.

B. ADDITIONAL PERMITS

Traffic Movement Permit - Based on the traffic assessment memo, this project will generate greater than 100
trips which will require a Traffic Movement Permit issued by the City under its delegated authority. A permit
application was submitted - staff have put review of this application on hold due to the consideration for an area-
wide TMP permit. It is possible the TMP for this project will be a condition of approval of this Level Il Site
Plan/Subdivision. In addition, an area-wide parking study for the Eastern Waterfront was concluded in 2017 and
recommendations from that study are being evaluated by the City Council. Bruce Hyman comments further on the
status of the area-wide TMP and parking study:



City staff in the Planning and Public Works Departments have initiated discussions with the developers of
three sites in the Eastern Waterfront area to collectively define an Eastern Waterfront Transportation
District. The concept is to pool and build upon the data and analyses required as part of the TMP process
(applicable to developments with peak hour vehicle trip generation of 100 trips, generally).

Under the current review process, each individual site would go through the TMP process accounting for
its trips and only for projects previously permitted. Mitigation is then assessed based on that individual
Ssites’impacts to the surrounding transportation system. In contrast under the proposed new concept, by
combining these analyses, a better understanding of the cumulative impacts of these larger sites can be
determined and more creative and effective mitigation and multi-modal transportation strategies can be
devised and implemented. The developers would collectively fund a third-party reviewer to oversee and
advance this district-wide TMP work under the direction of City staff.

The City has been in discussions with the MaineDOT about this concept and they are generally supportive.
It’s anticjpated that the City would be the holder of the TMP which would establish a specified vehicle trip
threshold for the District and each development site be required to provide mitigation according to their
relative share of vehicle trips. This general approach has been done jointly by the cities of Biddeford-Saco.

Currently, we're gathering more information on the administration and structure of this alternative
approach, and have additional details to work out with the DOT. We're hoping to move quickly on realizing
this new framework and will keep the Board apprised of its progress.

The District is initially thought to be bounded by India St-Federal St-Mountfort St-Fore St-future Thames St
Connector-Thames St/Waterfront.

DEP Permitting - The proposed construction will disturb over one acre; a Maine Construction General Permit
(CGP) and a Permit by Rule (PBR) applications will be filed with the Maine DEP.

Department of Inland Fisheries and Wildlife - This state department advised the applicant team that protected
bat species may occupy structures on the proposed project site (Attachment O). The department recommended
“that construction or demolition work on bat-occupied portions of the structure not occur between June 1and
August 15, when young bats are still unable to fly and would likely die without prenatal care.” This item was
satisfactorily addressed during the demolition permitting phase (permits were granted after August 15).

The applicant should take care to not disturb bat-occupied structures during this window of time with future
construction / demolition activity.

Maine Historic Preservation Office (MHPO) - The MHPO sought additional information from the applicant
regarding the two buildings proposed for demolition, and raised the possibility of archaeological remains within the
overall development site. MHPO recommended a Phase 1 Archaeological Reconnaissance Survey. Independent
Archaeological Consulting, LLC of Portsmouth, NH performed this work, which is detailed in an executive summary
(Attachment o). Additional excavation recommended by the consultant is expected to occur this month.

ZONING ASSESSMENT

1. General Assessment: The proposed buildings and parking structure are located in the IS-FBC zone
application is quite complex and includes multiple buildings and four (4) different street frontages.
Newbury Street is the UN subdistrict, Mountfort, Fore, and Hancock streets are all UT subdistricts. The
more restrictive UN dimensional requirements apply on that frontage for a depth of 35 after which point
the UT standards take over. On UN streets there is a three-story minimum and a four-story, 45" maximum.
On UT streets the height maximum is six stories and 65’. The project appears to meet the height and
setback requirements. The building on Mountfort/Fore street proposes to take advantage of the ability to
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have a height bonus on the UT portions of the building - this takes the building up to seven stories and
potentially 777 - additional information is pending to approve this height bonus. The project meets the
maximum building length on all streets. The project seeks to use Additional Building Length provisions on
Mountfort Street - 200’ in length with massing variation and also the hotel building on Hancock Street
exceeds the 100’ building length - 114’ with two modules with active doors and partitions. On Newbury
Street, which can allow up to 50’ (50’ proposed), the project includes three (3) residential buildings and a
commercial ground floor in two of those buildings. The Shipyard building remains as existing on Hancock
Street; there is an addition to the building on the Newbury Street side but is interior to the lot and meets
the exemptions for additions. Most significant is the applicant’s request for partial waivers from the
Frequency of Entries requirements on Mountfort and Newbury Streets. See the Zoning Checklist for a
complete analysis (Attachment 1).

Since the last workshop, the applicant received a zoning variance from the Zoning Board of Appeals
regarding the Dimension Requirement of a maximum front yard setback of 5> on Newbury Street
(Attachment AA). The three residential properties therefore are shown on this Site Plan application
as not meeting that 5> maximum front yard - this variance is due to the proximity of the overhead utility
lines to the residential buildings.

Staff Analysis: The intent of the zone is for new buildings to be human-scaled and contextual - staff feel the

intent of the zone and subdistrict purpose statements are being met by the project as currently proposed.
14-275.1 Purpose: The Indlia Street Form-based Code is different than traditional zoning; . .. The
intent of the India Street Form-based Code Zone is to establish a zoning district that encourages a
vibrant, walkable, mixed-use urban district, preserves and values the existing historic nejghborhood
fabric, and fosters and supports local businesses and residential areas.

Specifically, the three small-scale residential buildings on Newbury Street continue the scale, width, and
pattern found on the streetscape. The Hancock Street fagade incorporates more active commercial
ground floors for the hotel, brewery, and potential commercial retail. Fore Street is not anticipated to be
an active edge at the ground level - the building interfaces with the street using a widened sidewalk and
landscape buffer. The Planning Board commented in the first workshop on the scale and lack of
pedestrian friendliness on this street. The project meets the zoning dimensional standards but these
concerns can be addressed through design revisions - see section E. Design Standards for more
comment on this topic. Mountfort Street is a transition edge to the abutting residential zone; the street is
small and the proposed building mitigates the scale through massing variation, plane changes, material
changes, and a slightly widened sidewalk - applicant provided additional information on the design of
that plaza space.

The revised zoning (2017) states in the instance of a conflict between building length and front yard
setbacks, the building length shall rule - that determines the placement of the office building in relation to
Newbury Street in this case which is 200’ in length on Mountfort and cannot be brought within 10’ of both
Fore and Newbury Streets given the lot dimensions. Staff support the placement of the building set back
from the residential block across the street to mitigate the scale of the new building.

Height: The applicant resolved the question as to whether the residential building meet the 45’ height
requirement - average grade should be based on the four corners of those buildings and that diagram was
provided to verify the heights. The height bonus on Mountfort Street is contingent on meeting the green
roof requirements.

0 Green roof diagrams must match landscape plans

0 Staff request runoff calculations and finalization of the maintenance agreement.



0 Staff suggest that the Subdivision Plat and Condo documents include a stipulation that the
50% pervious surface must be maintained as a condition of approval.

The zoning requirements for parking are met - all parking is provided interior to the block in structured
parking with liner buildings.

Waivers:

e Entries: Planning Board indicated support the requested waivers from providing all required entries
- this impacts Newbury Street and Mountfort Street. A waiver on Fore Street is no longer needed
due to the introduction of a door to the bike room. Partial waivers for frequency of entries are
allowed per Sec. 14-275.2 Applicability and Partial Waivers:

0 The intent of the zone and subdistricts must still be met
O The least adjustment necessary to satisfy the needs of the development
0 Atleast one (1) of the following applies:

* Newbury Street - There is a legal or practical necessity or unique conditions - The
building facing Newbury Street is an upper story and side-facade to the office
building and an entry is not practical here given the slopes and uses.

* Mountfort Street - Unique site factors make the zoning requirement impractical or
cost prohibitive — The steep slope of the site make it impractical to provide more
than one entry.

* Fore Street - A bike room entry was added to this facade and the waiver request is
withdrawn.

e Front Yard Setback: Front yard setback max is 5 on Newbury Street - residential buildings exceed
this setback per variance. The applicant received a zoning variance from the Zoning Board of
Appeals to allow front yard setbacks that exceed 5’ because of conflicts with the overhead utility
lines. If the utilities on Newbury Street are put underground, staff would recommend the three
residential buildings be amended to move closer to Newbury Street and meet the front yard
maximum zoning,.
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C. SUBDIVISION STANDARDS

(14-497(a). Review Criteria)
The proposed development has been reviewed by staff for conformance with the relevant review standards of the
City of Portland’s subdivision ordinance. Staff comments are below and in Attachments 2-4.

1. Water, Air Pollution
The project is not anticipated to result in undue air or water pollution.

2 & 3. Adequacy of Water Supply



Applicant submitted a revised application for water capacity to the Portland Water District and received the letter
for capacity to serve. (Attachment N).

4. Soil Erosion

No unreasonable soil erosion or reduction in the capacity of the land to hold water is anticipated. Site Plan
(Plan P4) and Erosion Control Notes and Details (Plan P14) provide information about stabilizing the site
during and after construction.

5. Impacts on Existing or Proposed Highways and Public Roads

The applicant provided a full traffic and transportation analysis. The project also requires a TMP permit and two
TDM plans (hotel and office). Impacts on the roads/traffic generation is a common concern among the public
comment for this project. Tom Errico, the city’s consulting traffic engineer made the following comments for the
previous workshop:

e The applicant has conducted a parking demand analysis according to ITE Parking Generation rates adjusted
for time-of-day usage, Shared Use Reduction (6% reduction), and Other Modes Reduction (10% for Hote/
and 15% for Others). According to the analysis, the proposed land uses will generate a peak parking demand
of 354 parking spaces. / generally find the method to be reasonable, but need to review adjustment factors
and parking rates in detail.

e The construction management plan needs additional detail as it relates to restricted movements (one-way
Streets) and sidewalk closures. | need to coordinate this item with DPW staff and will provide direction in
the future.

6. Sanitary Sewer/Stormwater Disposal
An updated wastewater capacity application was submitted to the Department of Public Works and was approved
(Attachment M).

There is a grease trap for the hotel. No grease trap is proposed for the commercial spaces on Newbury Street -
this should be considered given the possibility of retail on Newbury Street.

The green roof is proposed to achieve a height bonus - that green roof will be required to meet Ch 32 and provide
stormwater runoff detention. The applicant has provided stormwater management and utility plans as well as
information for the green roof. The City’s consulting civil engineer makes the following comments (Attachment 2):
e They have addressed stormwater O&M in their stormwater report, but will be providing a stormwater
agreement under separate cover.
e Additional design information on the green roof will be provided once building design has been completed.

Portland Water District will conduct work on the utilities in Newbury Street concurrent with the development of
this project.

7. Solid Waste

Applicant responded that trash/solid waste removal is accommodated with trash rooms. Staff observed that only
one trash room is indicated at the Fore Street garage level - trash management is needed for the hotel, retail,
brewery, and technical fulfillment.

8. Scenic Beauty

This proposal is not deemed to have an adverse impact on the scenic beauty of the area - the project does not
encroach on the Mountfort Street corridor views to the waterfront. The project is within 100’ of a historic
landmark - as such, Newbury Street has been reviewed by the Historic Preservation Board and those comments
appear below.

9. Comprehensive Plan
Indlia Street Sustainable Neighborhood Plan
This newly adopted neighborhood plan includes the following goals and principles which are met by this proposal:
e Goal - Vitality - the project adds 10 new residential units, a hotel, and a large office building bringing more
people to the neighborhood.
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e Goal - Diversity of building types and residents - The residential units will potentially be rental
properties with at least one workforce housing unit. The project brings a new office building and workers
to the neighborhood. Another hotel is not contributing to this goal given the number of hotels already in
this neighborhood.

e Principle 7: Guided Growth - the project provides small-scale residential development on Newbury Street
while filling the interior of the block with the larger scale buildings.

e Principle 8: Form of Development - maintaining the pedestrian-scale block on Newbury Street, continuous
sidewalks, and street-oriented buildings - these concepts are all included in the project.

e Principle 13: Responsive to Climate Change - this will be the third project in the neighborhood to have a
green roof and address stormwater runoff.

Incentives for Affordable Housing and Housing - Sustaining Portland’s Future

The proposed project is required under the newly adopted Division 30, Section 14-487, Ensuring Workforce
Housing to provide at least 10% workforce housing units. Housing stock is placed in a multi-modal neighborhood
with good connections to several neighborhoods, offices, and services. The IZ Conditional Use application was
reviewed by Housing Program Manager Victoria Volent (Attachment 5) - the applicant will provide one (1)
workforce housing unit on-site.

10. Financial and Technical Capacity
As noted above, the applicant has provided evidence of financial and technical capacity (Attachment H).

11. Wetland/Water Body Impacts
Project is not located within a watershed of any pond or lake or within 250 feet of any wetland, great pond or river.

12. Groundwater Impacts
There are no anticipated impacts to groundwater supplies.

13. Flood-Prone Area
Per the FEMA flood maps, the site is not located in a flood zone.

14. Wetland/Water Body Impacts
No potential wetlands within the proposed subdivision.

15. Wetland/Water Body Impacts
No river, stream or brook within or abutting the proposed subdivision.

(14-497(c) Conformity with Code) Any proposed subdivision shall be in conformity with all relevant provisions of
this Code. Project has been reviewed for conformity with the zoning code - see staff analysis below.

D. SITE PLAN STANDARDS
14-526 Site Plan Standards

Traffic - Access, Circulation, Loading and Servicing - Reviewer Tom Errico evaluated the proposal and waiver
requests (Attachment 3):

e The project site exceeds the number of driveways allowed by the City’s Technical Standards (Two are
permitted and four are proposed). . . . The applicant has noted that the residential driveway will also
serve small truck deliveries. Given site operations and the desire for deliveries to take place off-street, /
support a waiver from City Technical Standards for the number of driveways.

e The location of the driveway on Fore Street does not meet corner clearance to Mountfort Street.
Given that this driveway is an existing condition and traffic volumes entering and exiting the site would
not be expected to increase sjgnificantly, | support a waiver from the City’s Technical Standards. . ..
The subject driveway is an existing driveway and has not exhibited any safety or operational problems.
While traffic activity is expected to increase, | support a waiver from the City’s Technical Standards

given the area conditions and providing off-street truck loading.
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Sidewalks - Staff comments and revisions have been met regarding curb alignment, pedestrian crossings ramp,
street trees, street lighting placement and fixture selection. Planning Board specifically asked about bike parking
locations - a bike room is provided on Fore Street and an access door was added directly to Fore Street.
Additional bike storage is provided within the parking structure near Hancock Street that would be accessed
through the driveway and within the pocket parks. Staff coordinated with the applicant for public bike parking
locations. Staff also requested that the special sidewalk paving pattern on Fore Street be continued - this is noted
on the landscape plan but not the Site Plan. The City’s Transportation Planner had these additional comments that
are still relevant:

e Pedestrian easements are needed for the full width of sidewalk being provided along the Newbury
Street and Mountfort Street frontages

e The full design of the driveway to be reconstructed on Fore Street is to be shown - a waiver may be
required if the driveway width is 33’ feet as indicated

Public Transit Access - No transit shelter is required.

Parking - The parking requirement for this project per Ch 14 Division 20 is as follows:
e Residential (10 units) - 7 spaces required (12 provided); commercial space may require parking if office
Hotel (105 rooms) - 26 required (30 provided)
Office (89,387 sf) - 223 required (230 provided)
Brewery (9,590 sf) - 10 required (12 provided)
Retail space (above 2000 sf)
O Retail & Tasting Room (4,300 sf - 2,000sf = 2,300sf) - 11 required (12 provided)
e Technical Fulfillment (44,983 sf) - 45 required (48 provided)
e Pharmacy (34,852 sf) - 35 required (40 provided)

Total is 357 parking spaces required (350 commercial; 7 residential); 384 provided (372 garage; 12 residential)
= 27 parking spaces extra

In addition, the project will increase the amount of on-street parking by closing some of the existing curb cuts. Staff
request that on-street parking be restricted through either meters or time limits, and with residential parking
permits. Site Plan should indicate installation of parking signs on Newbury Street indicating the one-hour time
restriction.

Tom Errico provided additional comment on parking demand and design (Attachment 3):

e Parking Layout: The applicant has provided supporting information for the waiver request. In addition, /
conducted a field review of two Portland garages (Gateway and Spring Street) that have reduced parking
dimensions as compared to the City Technical Standards. Based upon my review of the project, site
limitations, and that many vehicles parking in the proposed garage will be long-duration parkers, | support a
waiver from the City Technical Standards. Given my review of existing constrained parking garages, it s
recommended that the parking spaces be marked for a 17-foot stall depth, resulting in a 23-foot aisle width.

e The proposed parking garage (380 parking spaces) will adequately accommodate the proposed project
assuming shared use and multi-modal reductions. | would note that the parking generation assumptions
generally were suburban type sites sampled and thus may have included a higher percentage of automobile
trips - thus supporting the reduced parking numbers. Additionally, the TDM Plan is intended to
aggressively implement measures for reducing vehicle trips, which is consistent with the reductions
assumed in the parking demand estimate.
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e Vehicle Turning: and Sight Distance Measurements: The applicant has provided the requested information
and | find conditions to be acceptable.

e The applicant has conducted a parking demand analysis according to ITE Parking Generation rates adjusted
for time-of-day usage, Shared Use Reduction (6% reduction), and Other Modes Reduction (10% for Hote/
and 15% for Others). According to the analysis, the proposed land uses will generate a peak parking demand
of 354 parking spaces. | generally find the method to be reasonable, but need to review adjustment factors
and parking rates in detail.

Snow Storage - Applicant proposes to remove snow due to limited storage area on-site.

Transportation Demand Management - Transportation Demand Management plans are required for both the
proposed office building and hotel (Attachment X) Planning Board commented given the scale of
development, location of site, and neighborhood concern, expect to see a strong TDM plan. There is also
significant public comment regarding the impact of traffic on this neighborhood emphasizing the importance of
strong TDM proposals in this location with small-scale and disconnected streets. Staff find the revised TDM Plan
(dated July 31, 2018) is responsive to previous comments from the workshop (included below and Attachment 4):

e Per the ordinance provisions governing TDM, the draft TDM Plan applies to the Vet’s First Choice (VFC)
and Cambria Hotel components of the proposed redevelopment of the Shipyard site
The draft TDM Plan provides a good framework for defining the transportation context for the site and mix
of uses/tenants, transportatiorytraffic and parking demand, TDM trip and parking reduction targets and
TDM strategies to meet those targets
The draft Plan provides a robust menu of TDM strategies for both employees (VFC and Cambria) and hotel
guests
The pricing of parking, and how that is pricing structured and applied, is proven to be one of the most
effective ways to influence travel behavior
O/t is unclear at this time how parking costs for employees of VFC and Cambria and hotel guests will
be applied - there are provisions, for instance, for VFC employees to “cash out” their parking but
it is unclear how strong an incentive this will be - it is anticipated that parking will be “free” to
VFC employees (as it currently is at its downtown Portland sites) and the “cash out” will be
equivalent to the cost to VFC of the parking
The extent of bus transit pass subsidies for VFC and Cambria employees is undecided ("Partial or full
subsidy” stated) but transit incentives includes an unknown one-time incentive to give up parking for
transit
e The current vehicle trip and parking reduction targets are quite modest but call for adjustment after the
first year as part of the monitoring program - it is suggested that higher initial targets be established with
strengthened pricing strategies
e The draft Plan contains a good plan for Monitoring, Data Collection and Reporting

As stated earlier, the draft TDM Plan provides a solid framework within which to create a strong package of
effective strategies to reduce vehicle trijps and parking demand but require fine-tuning to match TDM targets to a
package of strategies that are geared toward meeting or exceeding those targets.

Landscape Preservation / Site Landscaping and Screening - There are no significant landscape or natural
features to preserve. No surface parking is provided - screening not applicable. Landscape screening is now
shown for the transformer proposed at ground level on Newbury Street.
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Landscape Plan - The applicant proposes substantial landscape improvements around the property and includes
improvements to the Newbury Street frontage between the residential buildings and across from the Abyssinian on
the recommendation of the Historic Preservation Board (Plan P15).

e Applicant made revisions based on City Arborist comments including the placement of street trees on the

private property on Newbury and Mountfort Streets.

A well-defined edge is needed on the west edge of the Abyssinian green space - this should be achieved

either with the residential building placement or with a landscape wall. See Historic Resources and

Design Standards sections below.

Staff support the landscape buffer between the sidewalk and building on Fore Street - a seat-height

planter wall was added per staff comment.

e Ten (10) trees are required for the residential use, 12 are provided. In addition, for the commercial uses,
street trees are required every 30-45" which is approximately 22 trees required. A contribution to the
Street Tree Fund will be required = 22 + 10 = 32 required; 18 provided; 14 trees x $400 = $5,600

Water quality, Stormwater Management and Erosion Control - See comments from Civil Engineer (Attachment
2). The project proposes to achieve a height bonus by providing 50% pervious lot coverage and a green roof.
Additional calculations are needed to show the runoff detention of the green roof meeting the expected public
benefit in exchange for the height increase; design details are also required. The green roof must meet Chapter 32
and provide a Stormwater Maintenance Agreement. The applicant provided a diagram demonstrating how the 50%
pervious lot coverage is met - staff recommend that the 50% pervious lot coverage be included in the Subdivision
Plat and Condo docs to ensure this requirement is upheld.

Public Safety - The Crime Prevention through Environmental Design (CPTED) standards in the site plan ordinance
address the principles of natural surveillance, access control and territorial reinforcement so that the design of
developments enhance the security of public and private spaces and reduce the potential for crime.
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e This proposal includes many recessed entries and private open spaces making CPTED principles critical.

e The ljghting levels are one strategy to ensure safety and visibility. The lighting on the alley between the
residential properties and Shipyard was revised to meet Technical Manual standards - Planning
Board commented on the safety in the alley.

e The entrances to the residential properties should be made more legible from the street - in some cases,
the entrance should be on Newbury Street, in others, the path and canopy to those side entries should be
more apparent. The residential buildings have entrances facing the street in some cases. Where the
entrance is set back from the street there is direct sidewalks, lighting, and canopies closer to the
street. With exception to the trees, the landscape here is understory and visibility through the
courtyards is fair.

e What strategies are employed on Fore Street garage entrance to prevent unwanted behavior/hidden
corners?The applicant will use building lighting in this location. The setback area is restricted with a
fence.

Fire Prevention and Public Utilities - The water and sewer capacity letters were received. The Fire Department
has the following comments/ concerns:

e Each building must have its own address

e Each residential building will require its own sprinkler riser

e Thealley as shown on Plan C101 does not meet the clearance requirements of 16’ width and 13’6” height -
the plans must be revised as a condition of approval.

e Fire access to the office building on Mountfort Street is impacted by the existing overhead utility lines - the
lines must either go underground or moved across the street.

Planning Board and staff commented on the importance of minimizing and undergrounding the overhead
utilities as required by the ordinances and the applicant agrees it would be preferable to underground but has
requested waivers from the undergrounding requirements on both Mountfort and Newbury Streets. The overhead
utilities do create certain conflicts and issues:

e Fire and emergency access is impeded by the overhead lines on Mountfort - these poles must either be
moved or put underground.

e The overhead utilities on Newbury Street interfere with the placement of the three residential buildings.
The buildings must be set back a certain amount from these lines - this has resulted in the buildings not
meeting the zoning setbacks and created awkward overhangs/massing for these buildings. This further
impedes the alley behind these buildings which must have 16’ width and 13’6” clearance for emergency
vehicles. Moving the utilities across the street on Mountfort is feasible but will result in the loss of several
street trees and will add the future burden of undergounding if the neighboring property is redeveloped.

The applicant provided sufficient evidence that the waiver criteria are met in cost, affect on neighboring properties,
and complexity. Staff propose a waiver that is conditional on the applicant working with the City, Central Maine
Power, neighboring property owners, and other utilities to explore a more comprehensive, cooperative solution to
underground the utilities in this area given there are multiply properties in this location undergoing redevelopment.
The applicant is open to this condition but if no feasible, cost-sharing solution can be found to underground here
they would like to receive the waiver after 10 months to keep the overhead utilities on Newbury Street and to move
the overhead lines on Mountfort Street.

Massing, Ventilation and Wind Impact and Shadows: Generally addressed in the Design Review. The project is on
the edge of the zone and should thoughtfully transition to the scale of the neighboring residential properties on
Mountfort Street. The project is currently meeting the zoning height requirements with the condition that the
additional green roof requirements are met - stormwater calculations, stormwater maintenance agreement.
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Historic Resources - The project is within 100’ of a historic landmark - the Abyssinian Meeting House. Therefore,
the project has received advisory design review from the Historic Preservation Board on May 16, 2018 and continues
to include Historic Preservation staff review.

Previous review comments from the Historic Preservation advisory review:

e Further differentiate design of the three residential buildings (to read less like one development) - this
could be through materials, entrance locations, plane changes

e Make residential entrances more legible - either on the street or with canopies extended to street

e The corner building was revised to differentiate planes of the gabled and flat-roofed sections

® Revise strorefront design to meet best practices for the elements of storefront design

e Introduce a stronger edge to the proposed pocket park that reflects the scale of the Abyssinian building

Exterior Lighting including Street Lijghting - Staff evaluated the photometric plan - the minimum and maximum
light levels are met in most cases. Lighting is provided by a combination of street lights, building lights and pole
lights. Lighting for the alley between Shipyard and the residential buildings was revised to meet the Technical
Manual standards (requirement is min .2 fc max 5 fc). Most of the building entrances for this project are
recessed away from the street - for this reason, building and site lighting levels is very important for safety reasons.
The building and pole lighting must be cutoff lights. Street lights are required along all frontages in the ROW,
including Fore Street and are indicated on the Utility and Lighting plans. The lights need to meet the Technical
Standards for street lighting and match the lights installed elsewhere in the India Street neighborhood (Eastern
Waterfront medium) - in this case, lights should all be medium scale, black, LED, and 3000 K color temperature -
add the appropriate detail to Sheet C402.

Noise and Vibration - The revised submission indicates where the HVAC will be located and how it will be
screened from the public ROW and neighboring residential properties even if the exact specifications are submitted
later. HVAC units on the residential buildings are now located on the back side of the building which staff prefer.

Construction Management Plan - Applicant shall be required to submit a final plan and narrative for review prior
to issuance of a building permit.

E. DESIGN STANDARDS

The site is located within the IS-FBC zone with
Newbury a UN street and the remaining three
streets as UT. Preliminary design reviews
concluded that the building designs generally
meet overall intent of the zone with a few
outstanding points regarding materials selection,
residential building facade design, signage plan.

Design checklist see (Attachment 1).

,,

Revisions: Applicant made revisions to the
residential buildings - the fagade design,
entrance placement, roofline, and footprint of
buildings (note the overhangs now at the alley).
Additional revisions include landscape and
sidewalk details. The curtain wall was also
revised somewhat on the office building to

: - R reflect comments about articulation and building
'::_':‘fgg" STREET PERSPECTIVE ____gyremnee  termination. The Hancock Street elevations

remain mostly the same.
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Staff Analysis + Planning Board Comments:

Response to Planning Board comment:

Newbury/Hancock Street

PB comment: Scale is contextual, fitting — supportive of the direction. What materials are proposed - did
you consider a brick base? Facades are reading flat. Is mixed-use viable for the 2™ building? More
definition of the residential entries.

Applicant response. Storefronts were revised; Applicant revised Building 1 to have plane change between
gable and flat roof mass; Building 3 was revised to have street-facing entry. Buildings 2 and 3 now have
simple, flat roofs and bay windows; storefront design was revised; landscape areas in front of buildings were
removed.

Staff comment. The overhead utilities have caused the residential buildings to be shifted back away from
the street - this has necessitated a zoning variance as well as created awkward massing for the buildings
with overhangs at the back (which also creates clearance issues for the alley way) - an ideal solution would
underground these utilities and allow the residential buildings to shift towards the street and not include
these overhangs. Staff are supportive of the street-facing entry on all buildings; Storefronts were revised
per staff comment and are now acceptable except for the commercial entrance on Building 2 - this should
be more commercial in character, right now same as residential entrance on Building 3. Similarly, the
commercial entrance on Building 1 might benefit from a canopy or similar articulation element. Staff
support the roof lines as shown; Articulation was addressed with bay windows - Panels or other details to
improve the proportions of the window/solid ratio on the bay windows. Residential entries are unchanged
on Buildings 1and 2 - side entry near the rear - these are marked with porch/canopies at the street and
paved path. Clarify what is meant by “patio/balcony” noted on the Site Plan c100 - these are not shown as
balconies on the elevations. It appears all hvac and mechanical units have been placed on the rear sides of
the building - staff do not support rooftop units on these buildings and if future rooftop appurtances are
anticipated then the parapets should be increased to serve as a screen.

Public Domain
PB comment: Design should make clear what is public and what is private domain; Provide diagram/clarity
on circulation and entry points. Board supported building placement that creates strong street wall.
Applicant response. Applicant indicates entry points on the floorplans. Pocket park, lighting, entrances
revised - door added on Fore Street to the bike room.
Staff comment: Further comment regarding the pocket park below. Generally, staff want to make sure all
the ground level transformers are placed in ways that are inconspicuous at the street and include screening
- these are placed mostly on Newbury Street and occupy the courtyard areas for the residential buildings.
Staff are satisfied with the entrance locations and level of activity except for:

O The distance and legibility of the residential entrances on Building 1and 2
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e Fore Street Fagade
PB comment: Biggest concern is large scale and lack of articulation on the Fore Street building facade. This
corner should be considered a key focal point. There were also questions about the level of reflectivity
and tint to the windows; request for consideration of worker comfort and passive solar/solar gain.
Suggestions included sun shading to address exposure/office comfort as well as the articulation/scale
concerns; Generally reconsider the level of articulation.
Applicant response. The spandrel at the floor plates has a texture/reveal proud of the glass; an overhanging
cornice line was added at the 6™ and 7™ levels with brackets to add articulation and bring a sense of
termination to the roof lines. Signage is also proposed on the Fore Street facade.
Staff comment: Staff support the proposed elements to differentiate the floors, bring visual interest and
dimension to the tall fagade, pedestrian enclosure and comfort, a terminus for the roofline. What is the
proposed material at the spandrel? What level of reveal will there be at the spandrel/floor plates? More
information should be provided (wall section?) of the curtain wall system, level of reveal, etc. Staff do not
support the size and placement of the signage as shown in these renderings.
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Fore Street Pedestrian Interface

PB comment: Large scale and lack of pedestrian friendliness of the Fore Street building interface with the
sidewalk. This pedestrian experience should be improved. Suggestions included adding street trees;
reducing the overhang or appearance of looming building; reconsider the amount of landscape at ground
level.

Applicant response. Ground floor building facade is now indented with clerestory windows; landscape area

between building and sidewalk with planter at seating wall height. A door to the bike room was added
directly accessible from the street.

Staff comment: Support general approach of the indented building with landscape, planter/seating wall -
provides a sense of enclosure at the pedestrian level at this tall facade. Landscape softens the edge and the
seating wall height provides some amenity and scale. Street trees were revised to be placed per City
Arborist direction.

Mountfort Street Entrance Design:

PB comment: Clarify and provide more detail on the office entry plaza - grades, landscape, interface with
sidewalk. Scale of entry needs to be commiserate with the scale of the building. Use plaza to provide an
amenity for workers - ie seating, shade, etc.

Applicant response: See renderings provided above. Grades were revised, planter seating walls provided;
entrance canopies and fenestration enlarged

Staff comment: Staff are satisfied with these improvements as both indicating the entry at a scale
commiserate with the scale of the fagade and with providing amenity to office workers. Bike parking was
revised per staff comment. There should be signage - either on the canopy or monument sign - at the
Mountfort Street entrance as the main entrance for the building.
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Abyssinian Relationship/Open Space Design

PB comment: Provide more detail on the landscape design on Newbury Street. There should be a direct
relationship between the open space and the Abyssinian building; Hold the edge of the space with building
or wall; Given the north-facing open space, what will be successful plantings there? How dark will it be?
Applicant response: More detailed design of pocket park provided; the edges were revised to align with the
Abyssinian building; features include brick wall, trees, benches, understory plantings. The transformer pad,
bike parking, and building door were moved to be outside the plaza area.

Staff comment. The space directly across from the Abyssinian is an amenity for the neighborhood
residents and visitors as well as providing a point from which to appreciate the Abyssinian Meetinghouse -
the Historic Preservation Board and staff feel that the western and eastern edges of that space are now
better defined with a landscape wall and appropriately aligned with the building and defined by a wall and
trees. Staff support the move of the transformer, bike parking, and door to be outside of this space. This
space should also be distinct in character from the other landscape areas on Newbury Street - staff have
further revisions and would like further information about the details of the wall (height and thickness), the
benches, the paver materials and request these details be finalized with staff as a condition of approval.
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Additional Staff Comment: The design priorities for new construction in this neighborhood are buildings that
maintain the urban street wall, engage the public realm, and respect and fit into the established context. The hotel
and existing Shipyard building continue the more active frontage that is being established on Hancock Street.
Generally, staff feel to be contextual, new design in this neighborhood should be simple and consistent and use
massing and articulation to provide human scale. The three residential buildings on Newbury Street are
contextually sensitive in scale and provides an active ground floor with commercial use. Staff are especially
interested in mitigating scale and impact of the large office building on the surrounding residential blocks. The
design successfully creates interesting forms and massing, and maintains the street walls. The building is setback
from the street edge on Newbury Street to provide buffer to the small-scale residential across the street. The main
entry to the office is on Mountfort Street and is occurs at a massing indentation/plaza in the building. Visual
interest is brought through massing variation, facade plane changes of the bay windows, and varied roof lines.
There is a regular pattern of vertical proportioned windows, consistent with the traditional patterns.

Outstanding Concerns and Proposed Conditions:

Revisions to the details of entrances, bay design on residential buildings

Rooftop Appurtenances - Future rooftop appurtenances on the residential buildings shall not be approved
as part of this application and would require an amendment. If rooftop appurtenances are anticipated then
the parapet designs should be revised now to act as screens integrated with the overall building design and
roof forms as required by the /S-FBC Building Design Standards.

Newbury Street: Staff would like final review and approval of landscape design details (benches, wall,
pavers) for the plaza across from Abyssinian given the sensitivity for this historic landmark

Material selection - EIFS and thin brick are examples of materials that would not be considered to meet the
standards around quality and durability. Staff seek a condition of approval that removes these kinds of
materials from the approved elevations.

Sign Master Plan - Applicant did not provide a sign master plan. Signs for the hotel and office are indicated
in some renderings. Staff are okay with the hotel signs scale and location. Staff do not support the office
building signage as proposed - the context and predominant characteristics for signs in Portland are
pedestrian scale-oriented and minimal. There should be signage - either on the canopy or monument sign -
at the Mountfort Street entrance as the main entrance for the building and the Fore Street sign should be
smaller and moved to a lower level.
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VL. HOUSING REPLACEMENT DETERMINATION

The site of this application currently includes nine (9) residential units that are proposed to be demolished. Per the
Housing Replacement Ordinance, the applicant is required to replace those nine (9) units or pay a replacement fee.

The purpose of Sec. 14-483 Housing preservation and replacement of the Land Use Code is:

1) To promote and facilitate an adequate supply of housing, particularly affordable housing for all economic groups;

2) Tolimit the net loss of housing units in the city;

3) To preserve housing in zones where housing is permitted for in the city for all residents in order to promote the
health, safety, and welfare of its citizens.

The applicant intends to replace the nine (9) existing residential units on this site within the proposed three (3)
residential buildings (ten (10) units total) on Newbury Street. The applicant was subject to the performance
guarantee for the nine (9) residential units to be demolished which was paid prior to issuance of demolition permit.
These two buildings have since been demolished.

VII. INCLUSIONARY ZONING CONDITIONAL USE

Because the proposal includes ten (10) residential units, the applicant is required by Division 30, Section 14-487 to
provide at least one (1) workforce, one-bedroom housing unit (on-site or off-site) or pay the fee-in-lieu. The
applicant proposes to include one (1) workforce, two-bedroom housing unit on-site to satisfy the requirements.
The IZ Conditional Use application was reviewed by Victoria Volent (Attachment 5).

VI, STAFF RECOMMENDATIONS

Subject to the proposed motions and conditions of approval listed below, Planning Division staff recommends that
the Planning Board approve the proposed subdivision, site plan, and conditional use for the development.

IX. PROPOSED MOTIONS

A. WAIVERS

On the basis of the application, plans, reports and other information submitted by the applicant; findings and

recommendations contained in the Planning Board report for the public hearing on September 25, 2018 for

application #000045-2018 relevant to Portland’s technical and design standards and other regulations; and the
testimony presented at the Planning Board hearing:

1. The Planning Board [finds/does not find] that there are unfeasible or extreme costs, the need to retrofit
properties not owned by the applicant, or complexity of revising existing overhead facilities as described by
Site Plan Ordinance, Section 14-526(c)(b) and Subdivision Ordinance, Section 14-499(h). The Planning
Board [waives/does not waive] the Chapter 14 standard s (Ch.14 Sec. 14-526(c)(b) and Ch.14 Sec. 14-
499(h)) requiring electrical services and overhead utilities be put underground with the condition that the
Applicant shall work with the City of Portland to attempt a comprehensive underground design during the
ten (10) months following approval.

2. The Planning Board [finds/does not find] that extraordinary conditions exist or undue hardship may result
from strict compliance with the Technical Manual Section 1.7.2.8 number of driveways. The Planning Board
[waives/does not waive] the Technical Manualstandard (Technical Manual Section 1.7.2.8) to allow four
driveways to serve the new development as shown on Plan Cion.

3. The Planning Board [finds/does not find] that extraordinary conditions exist or undue hardship may result
from strict compliance with the 7echnical Manual Section 1.7.2.7 Location and spacing of driveways. The
Planning Board [waives/does not waive] the Technical Manualstandard (Technical Manual Section 1.7.2.7)
to allow a driveway on Fore Street to be closer than 150° from the intersection as shown on Site Plan C101.

4. The Planning Board [finds/does not find] that extraordinary conditions exist or undue hardship may result
from strict compliance with the Technical Manual Section 1.7.2.4 Maximum driveway width. The Planning
Board [waives/does not waive] the 7echnical Manualstandard (Technical Manual Section 1.7.2.4) to allow
a driveway width of 33’, as shown on Site Plan C1o00.
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5. The Planning Board [finds/does not find] that extraordinary conditions exist or undue hardship may result
from strict compliance with the Technical Manual Section 1.7.2.3 Min. driveway width. The Planning Board
[waives/does not waive] the 7echnical Manualstandard (Technical Manual Section 1.7.2.3) to allow a
parking aisle width of 27’, as shown on Site Plan C100, with the recommendation that spaces be striped with
a depth of 17

6. The Planning Board [finds/does not find] that the partial waiver criteria is met as described in Sec. 74-275.2
Applicability and Partial Waivers regarding frequency of entries on the office building facade on Newbury
Street. The Planning Board [partially waives/does not partially waive] the Ch 14 Sec. 14-275 .7 Subdistrict
Dimensional Requirements - Urban Nejghborhood (UN) Subdistrict Building Entries Frequency at frontage
to allow the office building fagade facing Newbury Street to have fewer than one (1) entry.

7. The Planning Board [finds/does not find] that the partial waiver criteria is met as described in Sec. 74-275.2
Applicability and Partial Waivers regarding frequency of entries on the office building fagade on Mountfort
Street. The Planning Board [partially waives/does not partially waive] the Ch 14 Sec. 14-275 .7 Subdistrict
Dimensional Requirements - Urban Transitional (UT) Subdistrict Building Entries Frequency at frontage to
allow the office building fagade facing Mountfort Street to have fewer than two (2) entries.

B. INCLUSIONARY ZONING
The Planning Board finds that the proposed development [is/is not] in conformance with the standards of the
land use code and approves/does not approve the application subject to the following conditions:

PRIOR TO ISSUANCE OF BUILDING PERMIT

1. That the Applicant and the City enter into an agreed upon Affordable Housing Agreement (AHA) as
described in the memorandum from the Housing Program Manager dated August 2, 2018;

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY

2. That the Affordable Housing Agreement (AHA) be filed as covenant to the 86 Newbury Street property’s
deed with the Cumberland County Registry of Deeds.

C. SUBDIVISION
On the basis of the application, plans, reports and other information submitted by the applicant; findings and
recommendations contained in the Planning Board report for the public hearing on September 25, 2018 for
application #000045-2018 relevant to the subdivision regulations; and the testimony presented at the
Planning Board hearing, the Planning Board finds that the plan [is/is not] in conformance with the
subdivision standards of the land use code and [approves/does not approve] the application, subject to
the following conditions of approval:

PRIOR TO RECORDING THE SUBDIVISION PLAT
1. Stormwater Maintenance Agreement: A Stormwater Maintenance Agreement for the stormwater
drainage system and green roof shall be submitted for review by Planning Staff and Corporation Counsel.
Once approved, the document shall be signed and recorded at the Cumberland County Registry of Deeds
prior to the recording of the subdivision plat. Please submit final copies to the Department of Planning.

2. Easements and Licenses: That other easements and licenses shall be finalized to the satisfaction of the
Planning Authority, Department of Public Works, and Corporation Counsel prior to the recording of the
subdivision plat:

a.  Public pedestrian access easement for the areas of the sidewalk that are not in the public right-of-
way;
b. Revocable license for any footings or canopies that occupy the public right-of-way.

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY

3. Condominium Association Documents: That the Condominium Association documents shall be finalized
to the satisfaction of the Planning Authority, Department of Public Works, and Corporation Counsel.
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D. SITE PLAN
On the basis of the application, plans, reports and other information submitted by the applicant; findings
and recommendations contained in the Planning Board Report for the public hearing on September 25,
2018 for application #000045-2018 relevant to the site plan regulations; and the testimony presented at
the Planning Board hearing, the Planning Board finds that the plan [isfis not] in conformance with the site
plan standards of the land use code and [approves/does not approve] the application, subject to the
following conditions of approval:

PRIOR TO APPLYING FOR A BUILDING PERMIT

1. The final plans shall be revised to reflect staff comment regarding clearance requirements for the alley.

2. Applicant shall submit to the Planning Authority for review and approval final design details of the
landscape area across from the Abyssinian Meeting House.

3. Applicant shall submit to the Planning Authority for review and approval final plans showing that 50% of the
lot area is pervious and 50% of the roof area is green roof, as well as details and stormwater calculations for
the green roof in compliance with Chapter 32 Stormwater..

4. The final architectural drawings shall be revised per Planning Board discussion and staff comment and to
eliminate materials such as EIFS and thin brick which are not found to meet the standards of quality and
durability.

PRIOR TO THE ISSUANCE OF A BUILDING PERMIT

5. Due to site constraints preventing the planting of required street trees in the right of way, the thirty-two
street trees as required in Section 14-526(2)(b)(jii) of the Site Plan Ordinance cannot be met; the applicant
shall contribute to the tree fund $400 per tree for fourteen (14) trees for a total of $5,600.

6. Applicant shall submit to the Planning Authority and Building Authority for review and approval the final
Construction Management Plan (CMP).

PRIOR TO THE ISSUANCE OF CERTIFICATE OF OCCUPANCY

7. Applicant shall submit to the Planning Authority for review and approval a parking management plan.
8. Traffic Movement Permit: Applicant shall receive approval for the Traffic Movement Permit submitted as
an area-wide application. Fees to mitigate impacts may be assessed as part of that review.

ON-GOING

9. Stormwater Management: The developer/contractor/subcontractor must comply with conditions of the
stormwater management plan and sediment and erosion control plan based on City standards and state
guidelines. The owner/operator of the approved stormwater management system, and all assigns, shall
comply with the conditions of Chapter 32 Stormwater including Article Ill, Post Construction Management,
which specifies the annual inspections and reporting requirements.

ATTACHMENTS:

Attachments to Report - Staff Comment

I U N

Zoning and Design Checklist
Civil and Stormwater
Traffic/Transportation

TDM Review

IZ Conditional Use

Public Comments (since workshops)

PC14 Leon Wilson 7-10-18
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PC15 Kate Philbin 7-24-18

PC16 Barry Manter 7-24-18
PC17 William Campbell 7-24-18
PC 18 Diane Stoller 7-26-18
PC1g Carol Connor 7-25-18

Applicant’s Submittal

Cover and Cover Letter

Table of Contents

Level lll Checklist

Waiver Narrative & Related Attachments

Agent Authorization

Maps

Narrative 05-30-2018

Technical and Financial Capacity Letter

Photo Sheet

Traffic Assessment with Attachments

Stormwater Management Report & Draft Maintenance Agreement
Erosion Control Report

Wastewater Capacity Application & Authorization
Utility Ability to Serve Requests & Responses Provided

Title-Right-Interest and Easements
Fire Code Summary
Zoning Analysis Table
Neighborhood Meeting Documents
Combined Light Fixture Cut Sheet
Glazing Comp Chart - SB60 vs SB7oXL (clear vs tinted)
Parking Generation Tables 6-25-2018

. TMP Application 06-11-18
Shipyard TDM Plan - 180731
Comment Response Tables

. Turning Templates

AA. ZBA Approval Documents

NXXz<cAv@pvozgriAa="IT6OmMmMmoUO®P»

Plans

P1. Cover

P2. Existing Conditions Survey

P3. Demolition

P4. Site Plan

Ps. Utility Insets

P6. Grading

P7. Site Details

P8. Site and Lighting Details

Po. Lighting

P10. Drainage & Utility Details

P11. Focal Point and Detention Pond Details
P12. Focal Point Details

P13. Subslab Drainage

P14. Erosion Control Notes and Details

Resource Protection Responses & Archaeological Executive Summary
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P15. Elevations

P16. Floor Plans

P17. Landscape

P18. Landscape Details

P19. Utility Plan

P20. Grading Insets

P21. Subdivision Plan

P22. Subdivision Notes and Details
P23. Parking Garage

P24. Site Plan - Basement

P25. Average Grade, Green Roof, & Parking Allocation Diagrams
P26. Perspectives & Renderings
P27. Construction Management
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Level | / Level Il / Levellll / Master Plan

. Project Name:__Shipyard
Development Review Address:__86 Newbury Street

Checklist Description: Alteration / [ ISl / New Construction
Date Received:_7/3/18 Prelim / Final
IS-FBC Planner:__Caitlin Cameron
Subdistrict UN / UT / UA
More | Does Not
Complies| Info | Comply | N/A Comments
PURPOSE
General Guiding Principles X [] ] []
Subdistrict Intent X [] [] [] |UTHancock, Fore, Mountfort; UN Newbury
GENERAL DEV. STANDARDS
(a) Prohibited Uses X [] [] L]
(b) Siting Standards
Mid-Block Permeability [] [] [] X
Frontage Req. — Additional UT Mountfort = 200’ with massing variation
L X [] ] [] o .
Building Length UT Hancock = 114’ Hotel with 2 modules
Setbacks X L] ] ]
Small Lot < 35’ ] ] ] X
Side Yard less than 5’ [] [] [] X
Special corner treatment [] [] [] X
Attached Buildings [] [] [] X
Landscaping & Screening
Surface Parking L] ] L] X
1* Lot Layer - Height [] [] [] X
1* Lot Layer — Perm. [] X
Other Lot Layer - Height [] [] [] X
More | Does Not
Comp"es Info Comply N/A Comments
(c) Height Standards

2015 | India Street Form-based Code Zone



Height Bonus - Eligible? 2

UT eligible streets — 1 bonus story allowed;
Height not to exceed 77’ from average grade

Height Bonus — Conditions

Green Roof + Pervious = 50% lot

Staff request additional info — revise diagram
50% pervious lot area to accurately reflect
the landscape plan and staff request to
remove the landscape areas on Newbury
Street, Ch 32 compliance and calculations,
details, and green roof maintenance
agreement. Applicant will need to submit
Building Permit drawings that show the 50%
requirements are met.

50% Lot Area = 46,887sf req

50% Roof Area = 35,631sf req; 33,009sf
proposed

(d) Parking Standards 2

No surface parking, no garage doors facing
street

SUBDISTRICT DIMS REQ.

Siting Standards

Orientation

Buildings on Hancock and Mountfort streets
have a principal fagade oriented to the street.
Office building oriented to Mountfort Street.
Hotel oriented to Hancock Street. Residential
buildings are oriented to Newbury Street and
principal entries added.

Corner Condition

UN is dominant subdistrict on Newbury
Street; UN/UT streets, applicant is allowed to
decide building orientations.

Lot Coverage X

Under 90% required

Frontage Requirements

Building Length

UN — residential buildings all 50’
UT Fore — less than 100’
Shipyard building to remain as existing length

Additional Bldg Length

UT Mountfort — 200’ with massing variation

UT Hancock — less than 200’ with 2 modules
with active doors.

Fenestration Req. (UA) L]

Setbacks

Principal Building

2015 | India Street Form-based Code Zone




Front Yard

[

[

5’ max for UN street; 10’ max for UT streets;
staff suggest extending sidewalks into front
yard where feasible. Frontyard max of 5’ is
exceeded for residential buildings — zoning
variance from ZBA; front yard max of 10’ is
exceeded on Newbury Street for office;
building because building has met 200" max
building length.

Side Yard

At least 10’ on all side yards.

Side Yard

Exceptions?

RN

RN

Rear Yard

00 XX

[

[

X X|O| O

No rear yards

Complies

More
Info

Does Not
Comply

N/A

Comments

Building Entries

Frequency

Newbury = 1 required per residential
building; 3 buildings provided; 1 required for
office building; 0 provided (waiver request)
Mountfort = 2 required; 1 provided (waiver
request)

Fore = 1 required; 1 provided

Hancock = 1 required for residential building;
1 provided; 2 required for Hotel, 2 provided

Principal Entry Orientation

Each street has a principal entry except
Newbury Street (waiver request)

Principal Entry Elevation

All entries appear to be at grade except the
commercial entrance on Hancock/Newbury.

Height Standards

Principal Building

Height < [ u O Newbury = UN 45'max
Hancock, Mountfort, Fore = UT 65’ max
Stories 3 stories on Newbury; 7 stories on

Mountfort/Fore (more info needed for bonus
story); 6 stories on Hancock

Stepbacks (UT, bonus)

[

[

[

15’ stepbacks provided for bonus floor

Accessory Building(s)

[

[

X

2015 | India Street Form-based Code Zone




Parking Standards

Surface Parking Location L] ] ] IXI | No surface parking

Garage Door Setback No doors, opening set back from front facade
|Z| D D D on Hancock and Fore streets

Garage Door Opening = ] ] [] |Openingon Hancock is 40’ but not a door

IS-FBC: Building Design Standards (BDS)

More | Does Not

Complies| Info | Comply | N/A Comments
BUILDING DESIGN Review (9/17/18) Caitlin Cameron, Deb
STANDARDS (BDS) Andrews, Christian Roadman; HP Advisory

review on 5/16/18 and 6/6/18

1. Neighborhood Context

Intent Be mindful of the transitional nature of the
site — especially on Newbury and Mountfort
streets. The large office building needs to
be contextual with the small-scale,
residential streets and blocks that surround
it. The fagade composition and material
placement can be used to transition this
X [] [] [] office use and larger scale — Planning Board
and staff request that the scale of the Fore
St building be mitigated with articulation.
Newbury Street residential buildings will be
good scale for transition from residential
buildings across the street. Hancock Street
is mostly mid-rise buildings — hotel is
appropriate scale and has active frontage.

Guidelines Generally, staff are satisfied by the proposal.
Staff and HP board had additional
suggestions for the residential buildings —
X [] [] ] differentiate the commercial entrances from
the residential design; better proportions of
solid to void on the bays with design
detail/panels.

2. Massing & Proportion

2015 | India Street Form-based Code Zone



Intent Office building uses massing variation to
moderate the scale in relationship with the
X [] [] [] smaller scale residential buildings
surrounding. Residential buildings vary in
roofline, form, plane changes.
Guidelines X [] [] ]

X

Standard 2.1

[

[

X

2 modules on Hancock for hotel building

3. Articulation & Composition

Intent

Met on Hancock Street. Planning Board and
staff commented on the lack of articulation
on Fore St — addressed through floor
delineation, shading and brackets; buildings
add scale and activity with storefronts,
entries.

Guidelines

Facade plane changes, overhanging
cornices, massing variation. For the
residential buildings with retail below —
retail treatment revised; Residential
articulation provided through bays,
storefront

Standard 3.1: 3 required

Hotel: expression of structure, material
changes; canopy at entry; lintels, trim,
cornice

Shipyard: windows added; expression of
structure; emphasis on door

Residential 1: facade plane change;
expression of structure at ground floor; trim
and cornice line

Residential 2: bay window; expression of
structure at ground floor; trim and cornice
line — more bays added.

Residential 3: covered entry; trim and
cornice line , bays

Office Mountfort: recessed entry, canopy,
expression of structure, changes in material
type, patterns in material

Office Fore:

Standard 3.2 ]

Standard 3.3: Blank Wall
X

UN: 15’ max. length
UT: 30’ max. length

4. Fenestration

2015 | India Street Form-based Code Zone




Intent

Regular pattern of windows, consistency

Guidelines

Standard 4.1 (UA only)

Standard 4.2

Standard 4.3

.61 VT required’ met

Standard 4.4

X XX OX X

O (00|00

O (00|00

O |00 xX g

Spandrel provided within curtain wall at
floors — sun shading or other articulation
measures added.

Complies

More
Info

Does
Not
Comply

N/A

Comments

5. Building Materials

Intent In the case of the residential and hotel
buildings and brick portions of the office
X N X N building — these intent statements are met.
Quality and scale intent is not met with EIFS.
Guidelines Hotel building has appropriate mix of brick

and industrial references. What kind of
clapboard is proposed for residential
buildings? Concern about fiber cement
clapboard durability close to the ground.
EIFS does not meet the standards for quality
and durability. Extent of curtain wall was
scaled back — articulation provided with
cornice line/bracket details and delineation
of floors with spandrel — what is spandrel
material and what level of reveal? What is
the level of reveal and detail on the hotel
fadade?

6. Building Entries

Intent X

Most facades include active entries.

Guidelines

Some revisions requested regarding
residential entries — prominent and legible
from the street. This was accomplished in

Building 3. Commercial entries should differ
in character from the residential entries.

2015 | India Street Form-based Code Zone




Standard 6.1

Principal entry for hotel on Hancock, for
office on Mountfort, for residential buildings
on Newbury. Fore Street does not have an
entrance and would require a waiver. Office
entry was revised to be more in scale with
the building/more emphasis with canopies,
glazing.

Standard 6.2 (UA only)

[

[

[

X

Standard 6.3

[

X

[

[

Standard 6.4

Met on the hotel/retail facade; Brewery;
office building; Residential buildings now all
have a direct entrance facing the street. Side
residential doors are connected to sidewalk
with paths.

Standard 6.5

X

[

[

[

Standard 6.6

X

[

[

[

Slight setback; No garage doors

Standard 6.7: Frequency

See zoning checklist and waiver requests; HP
and staff review find that the residential
buildings would benefit from entries on the
street or that are much more legible from the
street. Building 3 was revised to bring
entrance facing the street.

7. Roof Lines

Intent

Roof forms are now simple on the residential
buildings — any future rooftop appurtenances
will require an amendment and will need to
meet the standards for integration of building
systems.

Guidelines

Applicant responded to HP board request to
vary the residential roof forms and introduce
a front-end gable to relate to the buildings
across the street. Staff feel that flat roofs are
appropriate for multi-family buildings.

Standard 7.1

Rooftop systems cannot be treated as an
afterthought. Residential mechanical
systems were moved to the side/rear of
building. If future rooftop appurtenances are
proposed, the parapet should be raised to
integrate the screening/form.

Standard 7.2

X

2015 | India Street Form-based Code Zone




8. Structured Parking

Intent The impact of the garage is minimized
X [] [] [] |becauseitisinternal to the lot and concealed
by active building uses.

Guidelines The structured parking is buried behind other
buildings. Garage uses precast siding
material to coordinate with the building base.

Standard 8.1

Standard 8.2

Standard 8.3

XXX X X
O ojod] O
O ojod] O
O ojod] O

Standard 8.4

2015 | India Street Form-based Code Zone
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86 Newbury Street

Lauren Swett <Iswett@woodardcurran.com> Wed, Sep 12, 2018 at 10:14 AM
To: Caitlin Cameron <ccameron@portlandmaine.gov>, Christian Roadman <croadman@portlandmaine.gov>

Hi Caitlin and Christian,

| have looked at their most recent submissions. They have addressed my prior comments. The outstanding items are:

¢ Final PWD ability to serve
« Final stormwater maintenance agreement (they’ve submitted a draft)

| discussed the project with one of our electrical engineers about underground electrical lines. Based on the limited info, he couldn’t really say whether they could or
could not go underground — he said it is dependent on what else is around the project. He noted that it looks like there are a lot of other overhead services across
the street from the project that would need to be addressed. He also confirmed that when the electrical line is put underground at the street, there are three poles
required in order to do that.

If you have any questions, let me know.

Thanks,

Lauren

Lauren Swett, P.E.*
Technical Manager
Woodard & Curran

41 Hutchins Drive


https://maps.google.com/?q=41+Hutchins+Drive+%0D%0A+Portland,+Maine+04102&entry=gmail&source=g

Portland, Maine 04102

Phone: (207)558-3763 (direct)
(207)219-3591 (cell)
(800)426-4262 (office)

Email: Iswett@woodardcurran.com

*Licensed in Maine and Wisconsin

Commitment & Integrity Drive Results

www.woodardcurran.com


https://maps.google.com/?q=41+Hutchins+Drive+%0D%0A+Portland,+Maine+04102&entry=gmail&source=g
mailto:lswett@woodardcurran.com
http://www.woodardcurran.com/

Portlan
Maine

fes. Google's good here Christian Roadman <croadman@portlandmaine.gov>

86 Newbury Street - Final Site Plan Traffic Comments

Tom Errico <thomas.errico@tylin.com> Wed, Sep 19, 2018 at 3:51 PM
To: Caitlin Cameron <ccameron@portlandmaine.gov>

Cc: Christian Roadman <croadman@portlandmaine.gov>, Keith Gray <kgray@portlandmaine.gov>, Bruce Hyman <bhyman@portlandmaine.gov>, Jeremiah Bartlett
<JBartlett@portlandmaine.gov>, "Jeff Tarling (JST@portlandmaine.gov)" <JST@portlandmaine.gov>

Hi Caitlin — | have reviewed the application materials and offer the following final traffic comments regarding site plan details.

e  The project site exceeds the number of driveways allowed by the City’s Technical Standards (Two are permitted and four are proposed). | generally support the
waiver but would like specific details on the truck delivery requirements (including vehicle turning templates for the proposed configuration between Hancock Street
and Newbury Street) that warrant the one-way two driveway configuration for the residential units.

Status: The applicant has noted that the residential driveway will also serve small truck deliveries. Given site operations and the desire for
deliveries to take place off-street, | support a waiver from City Technical Standards for the number of driveways.

e The location of the driveway on Fore Street does not meet corner clearance to Mountfort Street. Given that this driveway is an existing condition and traffic
volumes entering and exiting the site would not be expected to increase significantly, | support a waiver from the City’s Technical Standards.

Status: The subject driveway is an existing driveway and has not exhibited any safety or operational problems. While traffic activity is expected to
increase, | support a waiver from the City’s Technical Standards given area conditions and providing off-street truck loading.

o The parking garage parking layout requires a waiver for aisle width. The City standard is 24 feet and the project is proposing 21 feet. The applicant provided a
generic letter noting the adequacy of this proposed layout. | would suggest that the applicant provide specific site examples (in Maine or nearby) for review.
Additionally, | will conduct a review of parking facilities in the area to assess adequacy of the project and dimensions.

Status: The applicant has provided supporting information for the waiver request. In addition, | conducted a field review of two Portland garages
(Gateway and Spring Street) that have reduced parking dimensions as compared to City Technical Standards. Based upon my review of the project,
site limitations, and that many vehicles parking in the proposed garage will be long duration parkers, | support a waiver from City Technical
Standards. Given my review of existing constrained parking garages, it is recommended that the parking spaces be marked for a 17-foot stall depth,
resulting in a 23-foot aisle width.



e The applicant has conducted a parking demand analysis according to ITE Parking Generation rates adjusted for time-of-day usage, Shared Use Reduction
(6% reduction), and Other Modes Reduction (10% for Hotel and 15% for Others). According to the analysis, the proposed land uses will generate a peak parking
demand of 354 parking spaces. | generally find the method to be reasonable, but need to review adjustment factors and parking rates in detail.

Status: The proposed parking garage (380 parking spaces) will adequately accommodate the proposed project assuming shared use and multi-
modal reductions. | would note that the parking generation assumptions generally were suburban type sites sampled and thus may have included a
higher percentage of automobile trips — thus supporting the reduced parking numbers. Additionally, the TDM Plan is intended to aggressively
implement measures for reducing vehicle trips, which is consistent with the reductions assumed in the parking demand estimate.

o  The applicant should provide dimensional details and vehicle turning templates for the Fore Street driveway. Additionally, vehicle turning templates for truck
movements internal to the site and details on management of deliveries should be provided.

Status: The applicant has provided the requested information and | find conditions to be acceptable. | have no further comment.

e  Sight distance measurements from the proposed driveways should be provided.

Status: The applicant provided the requested information and | have no further comment.

e The construction management plan needs additional detail as it relates to restricted movements (one-way streets) and sidewalk closures. | need to coordinate
this item with DPW staff and will provide direction in the future.

Status: | suggest a condition of approval be included that the details of the construction management plan be provided for review and approval
prior to the issuance of any City permits.

If you have any questions, please contact me.

Best regards,



Thomas A. Errico, PE

Senior Associate

Traffic Engineering Director
TYLININTERNATIONAL
12 Northbrook Drive

Falmouth, ME 04105
+1.207.781.4721 main
+1.207.347.4354 direct
+1.207.400.0719 mobile
+1.207.781.4753 fax
thomas.errico@tylin.com

Visit us online at www.tylin.com
Twitter | Facebook | LinkedIn | Google+

"One Vision, One Company"


https://maps.google.com/?q=12+Northbrook+Drive+%0D%0AFalmouth,+ME+04105+%0D%0A+1.207&entry=gmail&source=g
https://maps.google.com/?q=12+Northbrook+Drive+%0D%0AFalmouth,+ME+04105+%0D%0A+1.207&entry=gmail&source=g
mailto:thomas.errico@tylin.com
http://www.tylin.com/
https://twitter.com/TYLI_Group
https://www.facebook.com/pages/TY-Lin-International/334954505367
http://www.linkedin.com/company/27343
https://plus.google.com/117510383818619438267/posts
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Final Comments -Re: PL-45-2018: Shipyard Redevelopment: DRAFT Transportation Demand Management Plan

1 message

Bruce Hyman <bhyman@portlandmaine.gov> Thu, Sep 13, 2018 at 4:20 PM
To: Caitlin Cameron <ccameron@portlandmaine.gov>, Christian Roadman <croadman@portlandmaine.gov>

Good afternoon, Caitlin and Christian,

| find that the revised TDM Plan (dated July 31, 2018) is responsive to my comments submitted prior to the Planning Board workshop. | will look to the information
that is provided relative to the request for parking allocations amongst tenant uses to see how the peak parking demand estimates in the TDM Plan align with the

parking supply.

Please don't hesitate to contact me if you require additional information or review comments.
Best regards,

Bruce

On Fri, Jul 20, 2018 at 10:50 AM, Bruce Hyman <bhyman@portlandmaine.gov> wrote:
Good morning, Caitlin and Christian,

The following are my comments on the DRAFT TDM Plan dated July 6, 2018:

* Per the ordinance provisions governing TDM, the draft TDM Plan applies to the Vet's First Choice (VFC) and Cambria Hotel components of the proposed
redevelopment of the Shipyard site

+ The draft TDM Plan provides a good framework for defining the transportation context for the site and mix of uses/tenants, transportation/traffic and
parking demand, TDM trip and parking reduction targets and TDM strategies to meet those targets

¢ The draft Plan provides a robust menu of TDM strategies for both employees (VFC and Cambria) and hotel guests
« The pricing of parking, and how that is pricing structured and applied, is proven to be one of the most effective ways to influence travel behavior in
o itis unclear at this time how parking costs for employees of VFC and Cambria and hotel guests will be applied - there are provisions, for instance,
for VFC employees to "cash out" their parking but it is unclear how strong an incentive this will be - it is anticipated that parking will be "free" to VFC
employees (as it currently is at its downtown Portland sites) and the "cash out" will be equivalent to the cost to VFC of the parking
(o]
¢ The extent of bus transit pass subsidies for VFC and Cambria employees is undecided ("Partial or full subsidy" stated) but transit incentives includes an
unknown one-time incentive to give up parking for transit

« The current vehicle trip and parking reduction targets are quite modest but call for adjustment after the first year as part of the monitoring program - it is
suggested that higher initial targets be established with strengthened pricing strategies
« The draft Plan contains a good plan for Monitoring, Data Collection and Reporting

As stated earlier, the draft TDM Plan provides a solid framework within which to create a strong package of effective strategies to reduce vehicle trips and parking
demand but require fine-tuning to match TDM targets to a package of strategies that are geared toward meeting or exceeding those targets.


mailto:bhyman@portlandmaine.gov

Please don't hesitate to contact me if you or the Board have any questions.
Best regards,

Bruce

Bruce Hyman
Transportation Program Manager
Transportation Division

Department of Planning & Urban Development
389 Congress Street

Portland, Maine 04101

(207) 874-8717 phone

bhyman@portlandmaine.gov
http://www.portlandmaine.gov/1363/Transportation-Division
Yes! Transportation's Good Here ....

Bruce Hyman
Transportation Program Manager
Transportation Division

Department of Planning & Urban Development
389 Congress Street

Portland, Maine 04101

(207) 874-8717 phone

bhyman@portlandmaine.gov
http://www.portlandmaine.gov/1363/Transportation-Division
Yes! Transportation's Good Here ....
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mailto:bhyman@portlandmaine.gov
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https://maps.google.com/?q=389+Congress+Street+Portland,+Maine+04101&entry=gmail&source=g
https://maps.google.com/?q=389+Congress+Street+Portland,+Maine+04101&entry=gmail&source=g
mailto:bhyman@portlandmaine.gov
http://www.portlandmaine.gov/

Yes. Life's good here.

Portland, Maine
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Flanning & Urban Development Department

To: Caitlin Cameron, Urban Designer, Planning & Urban Development Department
From: Victoria Volent, Housing Program Manager, Housing & Community Development Division
Date: August 2, 2018

Subject: 86 Newbury Street — Inclusionary Zoning Conditional Use

All developments of ten (10) units or more are conditional uses subject to Planning Board review on the
condition that they comply with the requirements set forth in Division 30, Section 14-487 of the Zoning
Ordinance.

Division 30, Section 14-487, Ensuring Workforce Housing, requires at least ten percent (10%) of the
dwelling units in the development shall meet the definition of Workforce Housing units for sale or for
rent. The ordinance under Section 14-487 e 3 also requires the number of bedrooms in the workforce
units shall be at least 10% of the total number of bedrooms in the development.

The development located at 86 Newbury Street proposes the creation of 10 rental units consisting of two
(2) studio units, six (6) one-bedroom units, and two (2) two-bedroom units. As dwelling units for rent, the
designated Workforce Unit will be restricted to households earning up to 100% of Area Median Income
(AMI). Based on the requirements outlined in Section 14-487, the development is required to provide a
minimum of one (1) workforce unit with one (1) bedroom. The Applicant has elected to provide one (1)
Workforce Unit, on-site, consisting of one (1) two-bedroom unit to satisfy the ordinance's minimum
requirements. As such, the project has met the minimum requirements set forth in Section 14-487.

Staff recommends the Board Approve this Conditional Use provided the Applicant and the City enter into
an agreed upon Affordable Housing Agreement (AHA) before a Building Permit may be issued. The
Affordable Housing Agreement will outline the details of the affordability restrictions placed on the
Workforce Unit and will be filed as covenant to the property's deed with the Cumberland County Registry
of Deeds before a Certificate of Occupancy may be issued.

Sincerely,

Victoria Volent
Housing Programs Manager
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SITE DATA
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PATIO/BALCONY (SEE ARCH. PLANS) / ATy \,sj BREWERY 9,590 S.F.
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NOTES: DRAINAGE STRUCTURE SCHEDULE
1. PER THE CITY OF PORTLAND’S TECHNICAL STRUCTURE SIZE | RM INV. IN/SIZE (FROM) INV. OUT/SIZE (TO) COMMENTS
STANDARD, THE CURBING ALONG ALL STREETS
SHALL HAVE A 7" REVEAL. ocst 6 | 48.40 | 42.21/6"(BEEMIVE OVERFLOW) | +211/24 zgg%?ﬁgn%gamgf“m”m» FIELD INLET
2. A FOUNDATION DRAIN SHALL BE INSTALLED BEERIVE - .
AROUND THE BUILDING PERIMETER AND OUTLET OVERFLOW 1’0 | 46.85 43.00/6”(FOCAL POINT 1) 42.90/6"(0CS1)
INTO THE STORM DRAIN SYSTEM AS SHOWN. REFER . -
TO SUBSLAB DRAINAGE PLAN FOR DETAILS. CB1 4o | 4284 - 39.84/12"(DMH1)
12.06 /157 (EXIST.) EX. HOOD.
3. A SUB SLAB DRAINAGE SYSTEM SHALL BE cB3 49 | 18.45 13.00/12" (ROOF DRAIN) 11.96 /15" (DMHS) VERIFY
B A el AD. ot CSHALL 13.00/8" (SUBSURFACE DRAIN) INVERT OUT
OUTLET AT THE FOUNDATION DRAIN LOCATION INTO DMH1 40 | 4654 39.34/12°(CB1) 39.24/12"(DMH2)
THE STORM DRAINAGE SYSTEM AS SHOWN ON 39.34/6" (RD)
C407. DMH2 49 | 4718 39.12/12"(DMH1) 39.02,/12"(DMH3)
o , 38.62,/12"(DMH2) .
- o - - DMH3 4's | 4853 38.62/12°(0CS1) 38.52/12"(DMH4)
o - — — - o - DMH4 4¢ | 45.00 38.35/12"(DMH3) 38.25/12"(SMH1)
— CIRF o — | —omMH5— | 49 | 19.05 /15"(CB3) EXISTING
- TS T K000 5528 7 DMHE s | 3 — EXISTING EXISTING
. RIM=43.60 I c — _27GAS / —= - 39:00 ~—— 35.61/8"(DMH7)
- o INVA3-9¢ — MAIN END ™. _ | | NEGVVBURY\:G_ N ———— ~ [~ FOCAL POINT #1 SEE GRADING INSET\4i DMH7 49 | 41.69 36.32,/6"(RD) 36.22,/8"(DMH6)
> — PSS STREET | _— %, RIM=46.63 S ¥y (@ x5~ 20 SF) ¢ 2 ON SHEET C105 XeTe 2 —
o e — H PAVED — PUBLIC] — 45 WIDE . 20 INV=36.93 ESU.E\?'AGL'EEER AND DEP APPROVED to 1 e e T e \/f - 40.00/24"(CULTEC CHAMBER(POND1))
L 8"WATER — 5L -
! U W\IL L e L S e — 3% O SEE DETAIL ON C404 | 4'0”|"40,90"] 2"(DMH3) EXISTING
I #85(;%__?%8 _#%\ 4 I - --—--?\-‘--- 7MET---E<F--------\—{ - e . P -
. = = T L | T N ~1= 2o e
TBM BONNET T 11T /N — = A ol A T L N N R ———— T T\ = 3 —_ =
soit ol ] e OHW 15 = — I e B $=0.010 NOTE: INSTALL SEDIMENT HOODS (SNOUT) ON ALL CATCH BASIN OUTLET
[ “e— N 475 P AW S ey ———| | e~ — — | —— —F—— — g/ o=0UN ] S
ELEV.=43.80 | _ UGE+— T - i — e— e — #76 — 45 1 - —— — —— — — PIPES 18"¢ AND LESS.
STREE / i — h —_— e \ -— e - I
2 N STOP Bl | ! * | v J| - o - |
N | N — — 7 sTEPs ¥ V] > ] ! } E 12" BEEHIVE OVERFLOW 5] / ocst |
1 = I BuILDING L [T BUILDING 4 BUILDING I ['_'] |
I | FFE= 4350 v | F.F.E= 44.56 N FFE= 4620 | — | — :
| __ ‘ ® =
| | _43.86TW PARKING | i
o 0 40/39BW PARKING I FFE= 462 MH2 [ - g ',
1 Pl PARKING I 24800 7 56TW  F.F.E= 42.50 I . | ~a- } e 0
| I L LT | F.F.E= 39.00 | / i—od| /#als3mw 6" RD T i / IDM 4 !
- 6" RD R " 49.72TW =39.40 : E— .
| I L | INv. bouT=36.00 - /_ v ouT=se.3s 2oV 1 N\ \_| 1,_33-3[) 4| I
TEST PIT TO DETERMINE EXACT I r———+ o [ / — ’ N $=0.005 I 1
LOCATION AND ELEVATION OF I \/ — T, Y e _—_—_-‘II 61- ) EEEEREEEEEN Y L e s OMH1 I
EXISTING STORM DRAIN ——— T oviie T I OMH7 =3 6" D " 12" sD 12" SD T T—lg | 112" sb
— L — 12" SD ;
| - T I We = 35.97 S$=0.005 cB1 L=6" L=25' L=81’ L=55' = | =48
ﬁ P V¥ | $=0.005 y $=0.005 $=0.005 S=0.005 52 - S~ | 1 S=0.005 MIN.
| . = E —_ ! SPRINKLER F.F.E= 48.80 (3 \
R { P I e O T 8" SD - 12" SD STEPPED GRANITE WALL )
) L =122 ' L=92 s
S = 0.005 MIN. $=0.005 WALL STEP (TYP.)
| Y TEST PIT TO DETERMINE
SEE GRADING INSET B # EXACT LOCATION AND
1 ON SHEET €105 JI:I_:I - } raN | ELEVATION OF EXISTING
. N I BN N . - ‘
L | S o \ o 3 STORY BUILDING r -:
| Y < | cH v EXIST. LOWER LEVEL
4= |2 I/ RAIN CONNECTION F.F.E= 31.40% SEE GRADING INSET I — 1
N | A 3 ON SHEET Ci I | I
| = IGN | © |
&) ~—~ | |
5 - & Riv=ga 1 | : !
UNDE WOOD RAMP & L
| o VEHI E — —aeast | |
. Samn 3 L TP AP II IS : - #\/li#r
LZ) 0 N, N I _IEILIJ’"] .
M Ze 1:0mn! ! 5] !
— aul REFER TO DETAIL SHEET | 3 | == I
L ] FOR SUBSLAB DRAIN AND) I 4 mEE I
. SAWCUT (TYP.) i i F.F.E= 32.70 — FOLI'INIIEC')AI;IN?EI'I([))EAIN 1 ST Y I [ 3 1
l F.E= 32. | =3 | |
‘ I B I FT‘\ II I R 4 L
~| Ll LEVEL ONE OF OFFICE | 0 I
o - { o : -y —~— 773 F.F.E= 35.50 I x . |
[ ] I | O M I
! - : ! l B S 1!
— VLT IJQ /\
i | ¢ 4 | .
\r _ l L i " 1 i l | = |
I C / 3 \ : I - ~ : I ARTIRIT NI NX* 4Z——S \ :
[ 2 o I | emd | =Y
\ I RN I ’ | O o
\t 0 | 3-SR | X S | |
T | - I SEE GRADING INSET 0 ‘ > 1
| ~ B I 5 ON SHEET C105 I R l . |
. /l‘ 50 |y ‘.v’:::'\"% : I J B X /]L | |
1 S PO } RETAINING WALL / i
-
| I
| V || 5~ ! | RIM=25.22
HOOD=20.72
:\ - — : STEPPED GRANITE WALL
3 ! o | o | ! — SEE_GRADING INSET
- = 4 ON SHEET €105
E l CATCH BASIN TO REMAIN. BASEMENT oL
| F.F.E= 18.00 / ELEV.=27.50
. RIM=2 DO REPLACE SOLID COVER N DN NN BN DN BN BN BN NN SN BN BN S BN NN DN NN DNN BNN BEN BN BEN DEN DN BNN BNN BNN BEN BN BEN NN BNN BNN BN BNN BN m ==
158\ A | F.E= 29.00 | WITH GRATE r v
[‘UNDER VEHICL L T /F I I
| \ r——=T7— "~ INLET PROTECTION <
e : : (TYP)
o \
= :% ! I ’ 7 e LOADING & ACCESS
o § 2\ . 0 75.Q0’ EASEMENT =
. \:I\_ Q| ‘¥T§ ~ : ‘ N _ e (22%582 1|=5|=80 GRANITE SEAT WALL - RIM=24.00
N — o Al o N ; o - o
S S I A S Yz o A 8"Pi % Soe T \ P — | m6/4~;7U I - f R‘Mg;; | — - 12" NV IN~16.41
MONUMENT \ 1| ©f N NE20p \ T8 4 CRUSHED STONE N, 4"MP 5\ ? CONGRETE o, i UNABLE 1d] o
» RPE R‘@%ﬁ o/ INV. oUT=20.0 20.0 12 = = t’ s P Ni " ~ - | 38.00" SYBQUARDS OPEN |
_ |2 wseler > ™ =-x FENCE ON WALL ’ ' FENCE ‘O WALL ASEASR
\ - 12"INV. OUT=27: 0 I GARBAGE A ’
2 S RIM=25.8 I AREA : i
s _%;_ W BIWATER %BLE 70 OHE — l i ,|: o |
N & [15°S , g RIM=21.58 RIM=20.67 : Ao e (AN
L iEsgs g SR NP 10" EASEMENT 1 2~
. L\K - = A\ g" m miwws 6" INV. IN=16.77 L”NO BUILD ZONT” STABILIZED i | 52
DLE STREE Io%%¢% 24'RPP(a) A P e CONSTRUCTION |} 5
M‘D 2= 9 =24 2 EX. Cieo 8" INV. OUT=14.48 12" INV. IN=14.97 (25688/158) 1 ENTRANCE . (]
15"0UT=18.77 CMP UNAB OPEN 15" INV. OUT=13.57 0 y 5 £
| VAULT "RESIDENCE INN— MARRIOTT” 5 =
r UGE REMOVE AND B : 5
. REPLACE CATCH ™ 020—C—10 N
3 3 OFFSET 1
o B\ CROSSWALK R BASIN N/F BRICK | GRANITE MON. :
— = P CHAPIN REALTY, LLC 1 w/PLUG HELD D
RIM=25.24 3% X 25688/158 I W
24"IN(a)=19.44 wl | |
12IN=19.14 S r
24”"IN(b)=18.44 [ Y | L----_-- - e -
NOTE: THIS PLAN SET IS ISSUED FOR
: PERMITTING PURPOSES AND SHALL v
1 inch =20 ft. NOT BE USED FOR CONSTRUCTION. Mgy s
A g
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— 4" LOAM, SEED,
AND MULCH AS
DIRECTED BY CITY
ENGINEER

BRICKS TO BE USED:

NEW CONSTRUCTION:

4"x8" PINE HALL PATHWAY PAVER BRICK; MFG. BY PINE HALL
BRICK CO., MADISON, NORTH CAROLINA.

LACHANCE ITEM # 193623, PINE HALL PATHWAY PAVER BRICK.

REPAIR /MAINTENANCE TO EXISTING BRICK SIDEWALKS: VERMONT
PAVER; SUPPLIED BY GAGNE AND SONS.

SPECIFICATION NUMBER:
‘VERMONT BACKER BRICK”,
ITEM NUMBER # VBBB

10" AGGREGATE BASE COURSE, TYPE "B” GRAVEL

2" HOT BITUMINOUS PAVEMENT,
GRADING "B” (19 mm)

—— CLEAN SAND SWEPT INTO JOINTS
— 1" DRY SAND—CEMENT MIX (6:1) FOR BASE

— BRICKS LAID FLAT

BRICK SIDEWALK WITH BITUMINOUS BASE

NOT TO SCALE

BRICKS TO BE USED:
ESPLANADE AND OR SIDE

NEW CONSTRUCTION:

WALK —;

4"x8" PINE HALL PATHWAY PAVER BRICK; MFG. BY PINE HALL BRICK CO.,
MADISON, NORTH CAROLINA.
LACHANCE ITEM # 193623, PINE HALL PATHWAY PAVER BRICK.

: VERMONT PAVER;
SUPPLIED BY GAGNE AND SONS.

N R R
4 NN

SPECIFICATION NUMBER:

“VERMONT BACKER BRICK”,
ITEM NUMBER # VBBB

12" AGGREGATE BASE COURSE, TYPE "B” GRAVEL

2" BITUMINOUS PAVEMENT, GRADING "B” (19 mm)

AGG. BASE CRUSHED GRAVEL, TYPE "B”

VERTICAL GRANITE CURB CROSS SECTION

6’ MIN. TERMINAL CURB

A

— HOT MIX ASPHALT PAVEMENT, DEPTH TO MATCH
GREATER OF EXISTING PAVEMENT DEPTH OR
STANDARDS FOR CORRESPONDING STREET
CLASSIFICATION

SAWCUT EXISTING PAVEMENT

VERTICAL GRANITE CURB PLAN VIEW

VERTICAL GRANIT

E CURB

BRICK DRIVEWAY APRON WITH BITUMINOUS BASE

INSTALLATION IN EXISTING S

NOT TO SCALE

) (7" AT SIDEWALK RAMPS) " A7 SRenay A
4" LOAM, SEED 1" DRY SAND—CEMENT MIX (6:1) FOR BASE Il
6| & MULCH BORDER COURSES OF
6" . BRICK SET IN CEMENT CLEAN SAND SWEPT INTO JOINTS ITI L ?
| — 7" REVEAL MORTAR OR USE GUTTER LINE
| APPROVED EDGE RAIL. 10" GUTTER LINE AT DRIVEWAY
.Y » ”
Mg A7 AR722207) — 4" X 8 1/2" FILTER FABRIC (TYP.)
% T 7 BITUMINOUS FOR ALL GRANITE CURB INSTALLATION
e 1
2% MAX /| 2% MAX STRIP »
T 1 up JERMINAL CURB PROFILE
< “'L‘,,“““'IIA 4
/ FINISHED STREET GRADE 99 NS 21| 111y . .
// 9% 0 QYT NS 4" X 8 1/2" FILTER FABRIC (TYP.)
N\ e % o W SANAN BACK OF CURB FOR ALL GRANITE CURB INSTALLATION
GRANITE CURB = FINISHED STREET GRADE \
VERTICAL CURB TYPE 1 STRAIGHT (TYP.)
WDTH VARIES BORDER BRICK COURSE SET IN WET CEMENT "y .
5" MINIMUM MORTAR, OR USE APPROVED EDGE RAIL (TYP.) 1/4°+ TO 1/8" MAX. JOINT
| WIDTH VARIES - B LENGTH VARIES, 4’ MIN. -

~=4— BINDER COURSE MDOT 403.09 GRADE
a2 N

AGGREGATE BASE GRAVEL
DR MDOT 703.06 TYPE B
AP

S gy L AGGREGATE SUBBASE GRAVEL

MDOT 703.06 TYPE D
SUBGRADE

VVVVVVVVVVVVVY
VVVVVVVVVVVVVV
VVVVVVVVVVVVV

VVVVVVVVVVVVV

STANDARD /HEAVY DUTY

NOTE: COMPACT SUBGRADE TO 95% MAXIMUM DRY DENSITY

IN ACCORDANCE WITH ASTM D-1557

THICKNESS OF LAYERS

SURFACE COURSE MDOT 403.09 GRADE C (9.5mm)

B (19mm)

LAYERS
SURFACE COURSE MDOT 403.210 (12.5mm) 11/2°
BINDER COURSE MDOT 403.210 (19mm) 21/2"
AGGREGATE BASE GRAVEL MDOT 703.06 TYPE B 3"
AGGREGATE SUBBASE GRAVEL MDOT 703.06 TYPE D 21"

N.T.S.

BITUMINOUS PAVEMENT SECTION

4,000 PS| 28 DAY COMPRESSIVE
6x6 W4xwW4 WW"'—\ / STRENGTH PORTLAND CEMENT

COLORING OF CONCRETE

AGGREGATE SUBBASE GRAVEL
MAINE DOT 703.06 TYPE D

CONCRETE 5%% 1% AIR ENTRAINED.
COORDINATE WITH ARCHITECT FOR

NOTE:
COMPACT SUBGRADE TO 95% MAXIMUM DRY
DENSITY IN ACCORDANCE WITH ASTM D-1557

MATCH SIDEWALK
SLOPE PER PLAN

NOT TO SCALE

NOTE:

1. CURB RAMP LENGTHS ARE BASED ON SEVEN (7) INCH
CURB REVEAL HEIGHT AND NO RUNNING SLOPE." RAMP
LENGTHS SHALL BE ADJUSTED AS NECESSARY TO
ACCOMMODATE VARYING CURB REVEAL HEIGHTS AND TO
MATCH RUNNING SLOPES OF ADJACENT ROADWAY AND
SIDEWALK SLOPES TO MAINTAIN A RAMP THAT DOES NOT
EXCEED THE MAXIMUM RAMP SLOPE OF 1:12. VELLOW REFLECTIVE

R=6" PAINT —0”

2. DETECTABLE WARNINGS SHALL CONSIST OF RAISED 1-0
TRUNCATED DOMES AND SHALL HAVE A BASE DIAMETER -
OF 0.9 INCHES (23 mm) MINIMUM AND 1.4 INCHES (36
mm) MAXIMUM; A TOP DIAMETER OF 50 PERCENT OF 5 1'-0" RESERVED
THE BASE DIAMETER MINIMUM TO 65 PERCENT OF THE X 5
BASE DIAMETER MAXIMUM AND A HEIGHT OF 0.2 INCHES ™ 5
(5.1 mm), A CENTER-TO—CENTER SPACING OF 1.6 INCHES i AL EE

MATCH SIDEWALK (41mm) MINIMUM AND 2.4 INCHES (61mm) MAXIMUM; AND e - SIGNAGE
) ¢ S OPE PER PLAN A BASE—TO-BASE SPACING OF 0.5 INCHES (17mm) Q <
Iy MINIMUM, MEASURED BETWEEN THE MOST ADJACENT - 2 (—) BLUE BACKGROUND WITH
DOMES ON A SQUARE GRID. N : WHITE LETTERING AND BORDER
o : % A

3. DETECTABLE WARNINGS SHALL CONTRAST VISUALLY WITH E s !
ADJOINING SURFACES, EITHER LIGHT—ON—DARK, OR & AOESSBLE (S meaee.
DARK—ON-LIGHT. THE MATERIAL USED TO PROVIDE . FREE PARKING SPACE
CONTRAST SHALL BE AN INTEGRAL PART OF THE WALKING » -9 GALVANIZED “U* CHANNEL POST
SURFACE. DETECTABLE WARNINGS USED ON INTERIOR ROUNDED TOP CONCRETE
SURFACES SHALL DIFFER FROM ADJOINING WALKING . _—
SURFACES IN RESILIENCY OR SOUND—ON—CANE CONTACT. A Q

4. ALL ACCESSIBLE ROUTE SIDEWALKS INTERSECTING 3 -1'-6" ‘3\0‘ " o 6" SCH40 STEEL PIPE.
ROADWAYS, DRIVEWAYS, OR OTHER VEHICULAR CROSSINGS J 1'— L WITH CONCRETE
REQUIRE DETECTABLE WARNINGS. DETECTABLE WARNING 8" ¥
ZONES SHALL BE INSTALLED SEVEN (7) INCHES (OR THE — oF PARKING SPACE 3000 psi CONCRETE
HORIZONTAL THICKNESS OF THE ADJACENT CURB) FROM

r A
Y/ /e L

MATCH SIDEWALK
SLOPE PER PLAN

—_ ' RAMP
4/ / SEE NOTE 4

LANDING (SEE
NOTE 4 AND 5) 5.

FLARED SIDES

ATCH SIDEWALK
SLOPE PER PLAN
AN

ol

MATCH SIDEWALK
PER PLAN

RAMP
SEE NOTE 4

LANDING (SEE
NOTE 4 AND 5)

RAMP

BARRIER FREE RAMP

N.T.S.

FOR A 24" DEPTH, AND COVER THE COMPLETE WIDTH OF NOT TO SCALE o
THE SIDEWALK OR RAMP AREA. DETECTABLE WARNING -
ZONES SHALL CONFORM TO THE SLOPE REQUIREMENTS OF =] §
THE RAMP, LANDING, OR ACCESSIBLE ROUTE AS DEFINED MR |— -
IN THE SPECIFIED DETAIL. DETECTABLE WARNINGS SHALL B AL
NOT BE INSTALLED IN FLARED SIDES, IF THE RAMP IENEIEEL
INCLUDES FLARED SIDES. 2]

NOTE:

1. GRIND EXISTING PAVEMENT,

TO 1 1/2" DEPTH.

1’ ,
SEE NOTE 1 ‘ /
]

THICKNESS OF LAYERS

STANDARD LAYERS

51/2" PORTLAND CEMENT CONCRETE

9” AGGREGATE SUBBASE GRAVEL MAINEDOT 703.06 TYPE D

MATCH
EXISTING
PAVEMENT

NOTE:

NON—FROST SUSCEPTIBLE SOILS TO A MINIMUM DEPTH OF 18 INCHES
BELOW DESIGN SOIL SUBGRADE.

COMPACTOR PAD SECTION

NOT TO SCALE

WHERE NON—FROST SUSCEPTIBLE SOILS (I.E. LESS THAN 10% PASSING THE
NO. 200 SIEVE) ARE FOUND NOT TO BE PRESENT BENEATH THE BOTTOM
OF THE PAVEMENT SECTION, THEN THESE SOILS SHOULD BE REPLACED WITH

4" WIDE TRAFFIC PAINT STRIPE TYPICAL. WHITE
PAINT ON BITUMINOUS PAVEMENT AND YELLOW
PAINT ON PORTLAND CEMENT PAVEMENT.
STRIPING FOR ANY NON—BARRIER FREE PARKING
SPACE WITH A WIDTH LESS THAN 9" OR A
LENGTH LESS THAN 18’ SHALL BE PAINTED BLUE.

SEE BITUMINOUS

PAVEMENT SECTION —

PAVEMENT BU

NOT TO SCALE

EXISTING PAVEMENT

THICKNESS (VARIES) ——

EXISTING GRAVEL
THICKNESS (VARIES)

JOINT

BARRIER FREE

ALL LANDING AREAS SHALL BE 4 FEET WIDE BY 4 FEET
LONG (MINIMUM DIMENSIONS). THE SLOPE OF THE
LANDING AREA SHALL NOT EXCEED A 1:48 IN ANY
DIRECTION. NOT TO SCALE
ALL ACCESSIBLE ROUTE SLOPES ADJOINING THE LANDING
AREA, EXCLUDING THE CURB RAMP, SHALL NOT EXCEED A
SLOPE OF 1:20 UNLESS OTHERWISE NOTED.

—MATCH SIDEWALK
PER PLAN

BUILDING FACADE AT
PROPERTY LINE
BRICK LAID FLAT-
RUNNING BOND PATTERN

PAVEMENT REFER TO - ”
PAVEMENT SECTION THIS 1S%CTCI)OFNBITUMINOUS

STREET GRADE

BRICK DRIVEWAY APRON SECTION
(SEE DETAIL THIS SHEET)

NOTE 4 AND 5)

WIDTH VARIES |
(SEE SHEET C101)

BRICK/ASPHALT JOINT

N.T.S.

SEE NOTE 4

SMOOTH
CONCRETE FINISH

GALVANIZED 6"

Va

BEIGE COVER WITH REFLECTIVE
STRIPE AS MANUFACTURED BY BIG
BOLLARDS (1—800—262—-3296) OR
APPROVED EQUIVALENT

SCHEDULE 40 |74
STEEL PIPE FILL
WITH CONCRETE\
t 3
T
PAVEMENT *
(SURFACE &
BINDER) OR . REFER TO
CONCRET{—\ "¢ ;Ef:'ﬁé'ﬁ
N
A» I | - E
HEIEN gase anp
—[|HIHIH 5 | FIEIEIE sussase
[H=HIAEL T | 1= course
—Tm:m:m: S :m:m:u| GRAVEL
ﬁmﬁmﬁl— e lﬁMﬁll——.
=3 .1 |- Bll=ll=
EIESIIES] B I i ==
Al -
concrets =TI !
I . Z
=== +<

GUARD POST

NOT TO SCALE

PARKING SPACE DIMENSIONS

NOT TO SCALE

3’ 0.C. @ 45~ PARKING SIGN
(TYPICAL)
- i -
2 \

Q’O
4
<
|
. (-
: \
(72]
; o -
(W]
m G é> =
- 9’ STANDARD

8 COMPACT 8 5 OR 8 8’

SEE SITE PLAN SEE SITE PLAN

21" OR 24’

4 (OR
FILTER FABRIC

TOP OF
CURB

MATCH EXIST.
CURB REVEAL

TYPICAL TIPDOWN
CURB INSTALLATION

N.T.S.

F 1/4"+ 1/8"

NOTE: THIS PLAN SET IS ISSUED FOR
PERMITTING PURPOSES AND SHALL
NOT BE USED FOR CONSTRUCTION.

BARRIER—FREE
APPLICATIONS)

7' FOR

GHTTTTIT RO

BAche
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DOWNTOWN RACK

Submittal Sheet

City of Portland Technical Manual

Section 10 - Municipal Street Lighting
Adopted 7/19/10

LUMIMAIRE
Helaphone Lghting medel ESUITAMH 284 —F

Lurinaire =hall be furnished and inztalled OO O
-:::IF':I The I?e_n’cr\lclll Maine Power k’iorfﬂpu;i:‘ uE;H:iar- g Q| 3_>|
=] mlJI'IlI:IFICI SO5E quEEfTIEI'l ar e — O m
i lighting. 0y -
CAPACITY 2 Bikes Luminairs hall be maonufocturer's stondard 8 % NOTES:
black calor, .
ﬁrllfhnnn (it et Eopia o I wads § 1. ALL DETECTABLE WARNING PLATES SHALL BE UNCOATED
MATERIALS  [7] Standard = _ 7ol 75 wott 1 N CAST IRON. FOLLOW MANUFACTURER’S INSTRUCTIONS FOR
27 x 2" x 188" square tube - mild steel ertical meurnted, 175 watt magul base
Nobsoinedte : elear metal hefide lamp. INSTALLATION.
27 x 2" x 120" square tube - stainless steel 3" g Cast -
5l Meldphone Lighting model OUC BRE3—TE
" s T T ¢ g R S L e S s
*Powder coat or galvanized onl £ I—159" b BY ¢ b ’
2”x2”x.083”gsquare tubey—m'\\d steel i Bc;;(::}l'»e‘t c]rr’:] Ehgil be ?r?:?r:.ﬁqctumr's COMPRESSIVE STRENGTH 4,000 PSI. THE EXPOSED
ﬁ-h:nlu o standard black calor (7)) 40 CONCRETE BORDER SHALL RECEIVE A UNIFORM BROOM FINISH
[ U Serfes SUP EITER e s = PERPENDICULAR TO THE FLOW OF PEDESTRIAN TRAFFIC. WIDTH OF RAMP
. . claphane Lighting tnéde =G — o
PSS L ot fabrcation hot dipped gaivanized! fiish s our PARAY i \Betepih Hapine Eenms m = 2 3. TRUNCATED DOMES SHALL BE ALIGNED IN ROWS, PARALLEL
Fabricat pped galvanized finish s ou L Holaphane 2-3/8" OO0 with swivel cast fitter. = O ’ Y ” — CAST IRON DETECTABLE WARNING "
standard option. ¢ D s e e 8] AND PERPENDICULAR TO THE PREDOMINANT DIRECTION OF 4 4
P Espluncﬁ: E:||:| kflthIIF sholl ke manufocturer's standard > » N TRAVEL. TRUNCATED DOME BRICKS AND GRANITE PAVERS o L PLATES SET IN WET CONCRETE PER o -
‘ efies Lumindire black calor, ~ o Y 7 T MANUFACTURERS INSTRUCTIONS o T
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GENERAL NOTES: 1. CALCULATIONS REPRESENT MAINTAINED FOOTCANDLE LEVELS AT GRADE. CALCULATIONS REPRESENT MAINTAINED FOOTCANDLE LEVELS AT GRADE. 2. LIGHT LOSS FACTOR USED IN CALCULATION: 0.9. LIGHT LOSS FACTOR USED IN CALCULATION: 0.9. 3. LIGHTING FIXTURES: LIGHTING FIXTURES: TYPE S1 STANDARD CITY OF PORTLAND STREET LIGHT, TYPE X-5C STANDARD CITY OF PORTLAND STREET LIGHT, TYPE X-5C HOLOPHANE #ESL2 P10S 30K AS BK TG 3 P R (FIXTURE) HOLOPHANE #OUC 6060-T6 (BRACKET ARM) HOLOPHANE #BHLF200-5CA/AS (SPLIT FITTER) HOLOPHANE CAMBRIDGE SERIES (SECORATIVE BASE) HOLOPHANE TAPED STEEL 19'-3" POLE TYPE S3 CAMMAN LIGHTING #OW650-11-LN-35K-1-WA-PAL CAMMAN LIGHTING #OW650-11-LN-35K-1-WA-PAL DECORATIVE WALL MOUNTED MOUNTED LED FIXTURE  ALUMINUM HOUSING AND TRIM AND WHITE ACYRLIC  DIFFUSER. FINISH: ALUMINUM PAINT. 0% UPLIGHT   DISTRIBUTION TYPE S4 McGRAW EDISION #TT-C2-LED-E1-DL-DP-7050 McGRAW EDISION #TT-C2-LED-E1-DL-DP-7050 PARKING GARAGE LED LIGHT WITH ALUMINUM HOUSING  ACRYLIC LENS AND DRIVE LANE DISTRIBUTION OPTICS.  FINISH: DARK PLATINUM. TYPE S5 BEGA #99 868 BLK BEGA #99 868 BLK SMALL DECORATIVE WALKWAY LIGHT WITH TEMPERED GLASS LENS MOUNTED ON A 89.5" TALL POLE. FINISH: BLACK O% UPLIGHT DISTRIBUTION TYPE S6 HALO #SMD6R6935WHDM HALO #SMD6R6935WHDM LOW PROFILE DIRECT MOUNT DOWNLIGHT WITH   POLYCARBONATE FRAME AND HIGH IMPACT DIFFUSE LENS. FINISH: WHITE TYPE S7 McGRAW EDISION #ISC-AF-450-LED-E1-RW-BK-7050 McGRAW EDISION #ISC-AF-450-LED-E1-RW-BK-7050 DECORATIVE WALL MOUNTED LED LIGHT WITH ALUMINUM  HOUSING AND RECTANGULAR WIDE OPTICAL DISTRIBUTION. FINISH: BLACK 0% UPLIGHT DISTRIBUTION 4. CALCULATED GRID STATISTICS CALCULATED GRID STATISTICS GRID A - BACK ALLEY AVE: 0.5  MAX: 0.7  MIN: 0.3  MAX:MIN 2.3:1  AVE:MIN 1.7:1 GRID B - HANCOCK ST AVE: 1.2  MAX: 3.4  MIN: 0.3  MAX:MIN 11.3:1  AVE:MIN 4.0:1 GRID C - MOUNTFORT ST AVE: 1.5  MAX: 3.0  MIN: 0.3  MAX:MIN 10.0:1  AVE:MIN 5.0:1 GRID D - NEWBURY ST AVE: 1.3  MAX: 3.3  MIN: 0.3  MAX:MIN 11.0:1  AVE:MIN 4.3:1 GRID E - OFFICE BUILDING ENTRANCE AVE: 1.0  MAX: 4.1  MIN: 0.3  MAX:MIN 13.7:1  AVE:MIN 3.3:1 GRID F - OFFICE BUILDING CANOPY ENTRANCE AVE: 1.2  MAX: 1.4  MIN: 0.8  MAX:MIN 1.8:1   AVE:MIN 1.5:1 GRID G - FORE ST GARAGE ENTRANCE ENTRANCE  AVE: 2.0  MAX: 3.2  MIN: 0.4  MAX:MIN 8.0:1   AVE:MIN 5.0:1
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STANDARD A—4 CATCH BASIN STONE

¢ oF STRUCTURE

N.T.S.

-5 —=] 10" |—o
5 3/4" o 7 1/a" SIDEWALK OR ESPLANADE ¢ OF STRUCTURE L
—==1{10" — =6 1/2
5" 71/2"
; 1;4,, STANDARD_ FRAME | PORTLAND CEMENT MORTAR STANDARD FRAME A P
— " . AND COVER —
’................... (3 COURSES MIN.; 8 COURSES MAX.) TN
\ [ ~~—— OR METAL RISER RING WITH A A (
SOLDIER BRICK Wm PROJECT ENGINEER’S APPROVAL. Y
DROP STYLE /" | | - (BOTH SIDES : : sy /I — | >
| T I C . R
I I UNDER STONE) N\ 7 | SEE PIPE CONNECTION DETAIL N\ 78 1/7 /] +
i :__ ” T . S EE————— <
| | 4 <212 =
—_ . OUTLET PIPE 'q L
| | . . (SIZE AS SPECIFIED WITH ) .
Q I I | I A WITH CATCH BASIN TRAP) -
M .
e} 4 . 41
J 8 | I : ' .' B =7 1/2"
™ © % N oz | . : >
- : N - LN —— =5, RAM—NEK GASKET —=—
() o ||| [FAv-NE SARET—\ M o AT / COVER, FRAVE A STONE ey
o - L | F |
- [
I I : - ' <4 N <;. g — — T T
| i ISR I - & | SRR ~
| | | | | WEDGE TWIST LOCK ? r—0” SECTION B—B
5u< - ” 1/4”_1/2” JOINTS
_ ALL JOINTS SHALL
SECTION A—A BE COMPLETELY
10 1/4" FILLED WITH MORTAR
8" .
24 b2l b2l
o PRECAST CONCRETE CATCH BASIN — TYPE 'E
NOT TO SCALE
|‘Mﬂ BRICK/JOINT DETAIL
BASE TOP SECTION SCHEDULE OF TRENCH BACKFILL
BASE INTERMEDIATE JOP SECTION
SECTION SECTION #58 #56 o € OF PIPE AND TRENCH
#645 o E EMBEDMENT SELECT SELECT
PAVED AREAS NON—PAVED AREAS PIPE MATERIAL BACKFILL BACKFILL ON
— 4" LOAM, LIME, FERTILIZER CITY PROPERTY
SAW CUT WHERE TRENCH | SEED AND MULCH
VALVE BOX BASE FOR USE 'S N PAVED AREA\ CMP MDOT 703.22 MDOT 703.22 3/4” CRUSHED
FINISHED GRADE DUCTILE IRON TYPE B TYPE B STONE, 12" ABOVE
WITH # 160 AIR VALVES
* 12" RCP UD BACKFILL UD BACKFILL TOP OF PIPE
NOTE: BITUMINOUS PAVEMENT 4" LOAM, SEED, AND MULCH
BUFFALO VALVE BOXES SURFACE COURSE OR PAVEMENT SECTION AS FINISH GRADE
. pwew e = DETAILED IN THIS PLAN SET
s NSRS VALVE BOXES * Rgs e S el o1 052 yporgusa -y sz 2 e
o IR *———SIDE OF TRENCH MAY BE SLOPED 5‘.;%;3"‘* 35 3/4” CRUSHED LT;BPEBA%KFH_L %2"8;.— 1,92,PEAB°VE q : =
N.T.S. VEVVIVVVY //i\\ BACK IN UNPAVED AREAS ONLY STONE T _””l — | LLLLLS
VARIABLE, IN ACCORDANCE HTTT—
* AGGREGATE BASE COURSE: : RITTT
/ X » WITH PIPE DEPTH perForaTEp | MDOT 703.22 MDOT 703.22 3/4” CRUSHED '
* AGGREGATE SUBBASE COURSE: X R i TYPE C TYPE C STONE, 12" ABOVE 4 BACKFILL WITH EXCAVATED
S SELECT BACKFILL PVC=SDR35  3/4" CRUSHED  3/4” CRUSHED  TOP OF PIPE = MATERIAL OR SELECT
BACKFILL WITH EXCAVATED / SEE SCHEDULE HDPE STONE STONE Y BACKFILL AS REQUIRED
MATERIAL OR SELECT BACKFILL V4 K
AS DIRECTED BY ENGINEER. T i
|l | MDOT 703.22 TYPE B UNDERDRAIN s TRENCH WIDTH SHALL BE NOTE: )
] | | BACKFILL SHALL BE USED FOR 2 gﬁgg?"‘é?cggiop OF 1. BRACING AND SHEETING OR OTHER TRENCH PROTECTION TO BE L 4" OR LESS
OR3ees s e O o s PERFORATED STORM DRAIN © PROVIDED TO MEET APPLICABLE STATE AND O.S.H.A. SAFETY ,,
UNDISTURBED ‘ °°8o"°gocoooa°°° 2008 d STANDARDS. _ALL SUCH TRENCH PROTECTION TO BE THE s
SIDE OF TRENCH N‘— %%00085%%( %H gégqugg%%gogN = RESPONSIBILITY OF THE CONTRACTOR. ‘ SAND BEDDING & BACKFILL
XS © NOTE:
oo%%;’f%g‘ BASE PLANS OR REQUIRED ; SERVICES TO BE SIMILAR EXCEPT 2. INSTALL WARNING TAPE DIRECTLY ABOVE UTILITIES, 12" BELOW 6"—
g = MATERIAL BY ENGINEER O S MINIMUM WIDTH IS 2 1/2 FT. FINISH GRADE. "_f .
1S f%o OS] « WHERE APPLICABLE 3. RIBBED CORRUGATED POLYETHYLENE PIPE MATERIAL, SMOOTH WALL ° 20 uh
PIPE SIZE AS NOTED ON PLANS o o . : .
YoYoxeiol[ole e s J INTERIOR, IS NOT PERMITTED WITHIN CITY PROPERTY, EXCEPT FOR (4" DIA OR LESS)
AN UNDERDRAIN. SEE NOTE 3 IN THRUST BLOCK NOTES DETAIL
WIDTH EMBEDMENT MATERIAL ~ MINIMUM COVER BIPE (1) COVER BETWEEN 2’ AND 3’ SHALL
SEE SCHEDULE —o” INCLUDE 4" RIGID INSULATION.
- * SEE TYPICAL SECTIONS 2'-0 DRAIN (1)
CONCRETE THRUST PIPE BEND FOR THICKNESS 5'-5" WATER COVER BETWEEN 3' AND 4' SHALL WA LR SER VlCE EN CH SECTION
BLOCK—OVERLAP 5'-0" SEWER INCLUDE 2" RIGID INSULATION. S TN -

SIDES OF PIPE

NOTE: KEEP CONCRETE CLEAR OF

PIPE JOINT, NUTS AND BOLTS

CONCRETE THRUST
BLOCK—OVERLAP

00% 0o

SIDES OF PIPE

va

PIPE BEND

O O

I

(2
0 0o

Qoo
OocgggoQo°o°

R

c’0000000

%o‘ﬂo 200200
AR O

oOOo

A X
000 200 oQ Oo

X

BASE MATERIAL
o 002

SECTION

THRUST/RETAINER GLAND SCHEDULE

1/4 BEND (90 USE POURED-IN—PLACE THRUST BLOCK w/RETAINERS
1/8 BEND (459 THRUST BLOCK w/RETAINERS

1/16 BEND (22 1/2) THRUST BLOCK

1/32 BEND (11 1/4) THRUST BLOCK

THE ABOVE SCHEDULE IS SUBJECT TO THE APPROVAL OF THE ON-SITE INSPECTOR
DUE TO SOILS AND WORKING PRESSURES IN THE AREA.

THRUST BLOCK PLACEMENT ON BENDS

4/3 1.D. PIPE + 1'=6 (MIN. 3'-0)

ENCH SECTION

NOT TO SCALE

NOTE:

JOINTS SHALL BE
STAGGERED FOR
EACH COURSE

He-AS SPECIFIED
CHANNEL |
MATCHES PIPE £
DIMENSION | |
| [
/:___ \>
/’{ 1L _>§
Eglgmugly Egl A A
N=H= e
Ne— H L/
= . SQEIL(I)igNFRAME ECCENTRIC CONE
SHELF DETAIL AND COVER AND BARREL
|| |
| |

LEBARON LA266 OR
ENGINEER APPROVED
EQUIVALENT CAST
IRON MANHOLE

FRAME AND COVER

STORMWATER MANHOLE COVERS
ARE TO BE MARKED "DRAIN".
SANITARY MANHOLE COVERS
ARE TO BE MARKED "SEWER".

VARES [ ’

PRECAST REINFORCED
CONCRETE BARREL
SECTION. MATCH
1"-0"T04 -0
LENGTH TO MEET
FIELD CONDITIONS

. '<—5”

VARIES

CUT BACK PIPE
TO MANHOLE I. D.

CONCRETE OR
MASONRY FILL —
(NO AR VOIDS) ’ bo: s

)

SECTION A— A

DOUBLE MASTIC

1/4" TO 1/2" JOINTS

JOINTS SHALL BE

BRICK JOINT DETAIL

PORTLAND CEMENT MORTAR

ADJUST TO GRADE WITH BRICK
_i (3 COURSES MIN.: 8 COURSES MAX.)
OR METAL RISER RING WITH
PROJECT ENGINEER’S APPROVAL.

PLASTIC MANHOLE STEPS 12" O.C.

PRECAST REINFORCED CONCRETE
MANHOLE TOP SECTION

o _———PRE MOLDED JOINT FILLER
OR BIT. MASTIC SEAL (TYP.)

SLOPED SHELF — 1/4"/FT

| [~=——— PRECAST CONCRETE BOTTOM
' SECTION WITH PIPE OPENINGS
PROVIDED AS REQUIRED.

~ 'fo'v‘a;L\ SHAPE INVERT AS REQUIRED
| ‘ s OR USE PREFORMED CHANNEL
e \FOR STORMWATER STRUCTURES ONLY.

6" CRUSHED STONE
(LEVELED TO RECEIVE BASE UNIT)

COMPLETELY FILLED
WITH MORTAR

SEAL REQUIRED

OUTSIDE WALL

( DOUBLE MASTIC
\ SEAL REQUIRED

NOTE:

MANHOLE CHANNELS REQUIRING
CHANGE OF ALIGNMENT, TO BE
BUILT ON SMOOTH RADIUS.

IF SIDE PIPES ENTER, CHANNEL
TO BE SHAPED TO RECEIVE
ADDED SIDE FLOW.

JOINT/MASTIC DETAIL MASTIC DETAIL

PRECAST CONCRETE MANHOLE

NOT TO SCALE

GENERAL NOTES FOR MANHOLES AND CATCH BASINS

1. ALL CONCRETE SHALL HAVE A MINIMUM ULTIMATE COMPRESSIVE STRENGTH OF
INCH AT THE END OF 28 DAYS, UNLESS OTHERWISE NOTED.

4000 Ibs. PER SQ.

2.  MANHOLES MAY BE CONSTRUCTED OF PRECAST REINFORCED CONCRETE, OR

CAST IN PLACE.

AS REQUIRED

Vi

Cy
0

EWER

0o , 0o

0o 0%o
B S

MA

0, 00 Oo 900

N

L OOO

NOTE:
WHERE CHANGE IN ALIGNMENT OR SIDE
FLOW ENTERS THE MANHOLE CONSTRUCT
CHANNEL WITH A SMOOTH RADIAL
CHANNEL TO ACCOMPLISH ALL CHANGE OF
ALIGNMENT WITHIN MANHOLE.

BRICK CHANNEL TO SPRINGLINE

/ SLOPED WASH SHELF (1/4” PER FT.)

R ™~ CONCRETE OR MANSONRY FILL
8‘205"0( 12" DEPTH 3/4” CRUSHED STONE BASE.

HOLE BRICK CHANNEL

N.T.S.

MATCH PROPOSED PAVEMENT
SECTION OR LOAM & SEED
AS REQUIRED

‘1‘,_ TRENCH

PLASTIC MARKER TAPE
IN CENTER OF TRENCH
APPROX. 12" BELOW
FINAL GRADE

SUITABLE BACKFILL FREE OF
FROZEN LUMPS, ROCKS OR

>
/|

-SERVICE LINE B
- SERVICE LINE C

STONES LARGER THAN 5%,
DEBRIS OR RUBBISH

Lo

12"

A

36" MIN.

IN=SITU CONDITION

BEDROCK

SAND OR OUTWASH DEPOSITS
OTHER SOILS

1,000 psf

ALLOWABLE

3,000
1,500
1,000

INSTALL POLY BARRIER BETWEEN PIPE AND ALL THRUST BLOCKS.

THRUST BLOCK NO]

ES

THE BEARING SURFACE OF THE THRUST BLOCK SHALL BE THE SURFACE AREA OF THE
THRUST BLOCK WHICH IS CAST AGAINST THE TRENCH WALL. THE BEARING SURFACE
SHALL NOT EXCEED THE FOLLOWING LOADINGS:

psf
psf
psf

THE THRUST SHALL BE COMPUTED ON THE BASIS OF 150 psi x THE CROSS SECTIONAL
AREA OF THE PIPE. FOR EXAMPLE, A THRUST BLOCK FOR A 1/4 BEND ON AN 8"
WATER MAIN BEARING AGAINST CLAY WOULD REQUIRE A BEARING SURFACE OF 7.5 s.f.

1.

ONE CONDUIT CAPPED FOR SPARE, PROVIDE GALVANIZED STEEL LONG SWEEP AT
RISER POLE AND EXTEND GALVANIZED CONDUIT TO 10" ABOVE GRADE AT POLE

WITH STAND—OFF BRACKETS.

MAXIMUM PULLING DISTANCE BETWEEN HANDHOLES IS 600°. FOR CONDUIT D INSTALL

KEVLER PULL STRING BETWEEN ALL HANDHOLES.

FOR CONDUIT D THERE SHALL BE 5-1"

RIGID INNER—DUCTS INSTALLED, SMOOTH

WALL OR CORRUGATED INNER—DUCTS ARE ACCEPTABLE.

UTILITY

ENCH

PRIMARY AND

SERVICE LINE A / 6" \\ SERVICE LINE D
12 INSTALL PULL ROPE
IN EACH CONDUIT (TYP)
CONDUIT GRASS & PAVED
SERVICE A AREAS UTILITY REMARKS
. SCHEDULE 40 PVC
A 2-5 ELECTRICAL GRADE PRIMARY POWER SEE NOTES
B 2—4" SCHEDULE 40 TELEPHONE SEE NOTES
c 2-4" SCHEDULE 40 CABLE SEE NOTES
. SCHEDULE 40 PVC
D 2-4 ELECTRICAL GRADE SPARE SEE NOTES R
NOTES:

14.18"

ke

SECONDARY POWER, |

CABLE

ELEPHONE, AND

1” PVC ANTI-SIPHON

PIPE ADAPTER

22"R
18"R RN

25"

16"

27

REMOVABLE WATERTIGHT
ACCESS PORT, 6" OPENING

COVER.

INTO THE COVER.

9"R

GRADE MA AND SA.

EXTERIOR SURFACE.

DR5A OR APPROVED EQUAL.

1.

20" [

14.18" [

D

24"

12"R
10"R

ERONT

"THE SNOUT"

NOT TO SCALE

7 1-09.

3. PRECAST REINFORCED CONE BARREL MANUFACTURED PER ASTM SPEC. C—478.

4. ALL STORM AND SEWER MANHOLE COVERS SHALL BE SOLID AND SHALL HAVE
ONE 7/8" DIAMETER DRILLED PICK HOLE LOCATED 8" FROM THE CENTER OF THE

5. ALL SANITARY MANHOLE COVERS SHALL HAVE "SEWER” CAST INTO THE
COVER. ALL STORMWATER/DRAIN MANHOLE COVERS SHALL HAVE "DRAIN” CAST

6. ALL MANHOLE RISERS SHALL BE ETHERIDGE 24" OR APPROVED EQUAL.
7. SEWER BRICK SHALL CONFORM TO ASTM SPEC. DESIGNATE ON C-32-63,

8. ALL SANITARY MANHOLES SHALL HAVE A WATERPROOFING COATING APPLIED TO THE
9. CATCH BASIN FRAMES FOR TYPE A4 CATCH BASIN CURB INLETS SHALL BE ETHERIDGE

10. CASTINGS SHALL CONFORM TO ASTM DESIGNATION A48—-CLASS 35.

EXISTING MANHOLES, CATCH BASINS, FRAMES, AND COVERS SHALL BE SALVAGED BY
THE CONTRACTOR, AND SHALL REMAIN THE PROPERTY OF THE CITY OF PORTLAND.

12. ALL CATCH BASIN OUTLETS SHALL BE INSTALLED WITH A CASCO TRAP. SEE FIGURE

PERMITTING PURPOSES AND SHALL
NOT BE USED FOR CONSTRUCTION.

NOTE: THIS PLAN SET IS ISSUED FOR
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USE PRECAST BARREL

. i ; | — | [ |
| - e — = : — ARt oo, Y M o
, | ! | ! | INSTALL WATERTIGHT
. —— RIM ELEV. = 47.72
T o | l— ~_ OUTLET SIDE OF BULKHEAD FLAT TOP COVER DESIGN MANHOLE BOOT (TYP)
#5 24" SD — —— —— . CEMENT MORTAR FOR H—20 WHEEL LOAD MANHOLE ACCESS (TYP.)
, 4 CULTEC RECHARGER 330XLHD. 2
yd =7 }j CHAMBERS USED IN ISOLATOR ROW ADJUST TO GRADE WITH BRICK
- S= 0.0200 POND1 — 1 | -
- -— eams C A
N - — - T T T === ® I =

I
L

WATERTIGHT JOINT O
== ‘,/RING OR KENT SEAL
\ A
BEEHIVE | g 9
1 12" SD L // T e — ]
/ OVERFLOW \ =3 / . 24" SD T
0CSt

N R <\ T - - & - AND BASE SECTIONS
i ! 7 STRUCTORE | { | T © — .. O
i ~ / , Iy | FRERT AR FERENERE
o — FOCAL POINT 1 B \ . \ G | St RN T
N — /’ - — OUTLET Y I A 4 A*' R 4, 4 '¢.. 4
] I l + \ > > —> > VALVE —_— — — — K 45 I '4',"{:4 .74 S 4 < B
% e [ 7 : . L Taran e ) <« W
I e \ T~ DMH3 /4,, SLOTTED / WYE . | MH4 i —_ SRR SRR Wl
12" SD — | D P TR ‘ i
L=80’ | UNDERDRAIN INV. = 38.79 w | AT PEU R | S 1/2" KEYWAY FOR KEY BULKHEAD INTO
S= 0.0050 L X \ I \ i A e T e T // BULKHEAD CONSTRUCTION MANHOLE STRUCTURE
l I l l //K I / /_\ o T E— — - i ?_}__% * s 4 - ia ‘ ’ ° -1 '4
] _ —A— — o J — _— e A
| SEE SITE PLAN FOR X I O SR g e | 12
STORMDRAIN CONNECTION | _—"X ! " e e e T
| TO SEWER b\ | & — e e \
- — | — TF l | T PR “ e ‘ ’ .3. .o 4 ,4 . S
[X] —— L 4 o ] [ ! P I DU IR R STEPS (TYP.) INSTALL 12" 0.C.
0~ - — S o SR A g T T e
\ >< I HKIASHISH ITH ITH
/ $ | et Gl

12" LAYER OF

Jm 3/4” CRUSHED STONE 0

SUBSURFACE CULTEC PLAN

CONSTRUCTION OVERSIGHT SCALE: 1” = 10

SECTION A—A ,
1. THE FOCAL POINT SYSTEM SHALL BE INSTALLED UNDER THE SUPERVISION OF A MANUFACTURERS REPRESENTATIVE. UTL T C N OL S LL:TURE 1 (OCS1 l 6 UTL T C N OL S LJ_ TURE 1 (OCS1 }

2.ALL PLANT MATERIAL SHALL BE APPROVED BY THE FOCAL POINT REPRESENTATIVE.

8/20/2018 12:00 PM

NOT TO SCALE NOT TO SCALE
3.CONTRACTOR SHALL FLOOD POND1 TO ELEVATION 42.7 WITH OUTLET VALVE CLOSED, AND THEN ADJUST OUTLET VALVE TO ACHIEVE A 24—48
HOUR RELEASE RATE.
DRAINAGE STRUCTURE SCHEDULE
STRUCTURE SIZE RIM INV. IN/SIZE (FROM) INV. OUT/SIZE (TO) COMMENTS US FOUNDRY COVER USF
NO. 7621
CULTECT 40.00/24°(0CS1) 4 CHAMBERS— 2 FNISH GRADEK OUTLET CONTROL STRUCTURE 1
N ” ”» I=TI=T=T= TTI=ITI=T=
%’Smg%? 330XLHD | — | 40.00/24"(ACCESS STRUCTURE 1) 39.50/4°(127SD) REQUIRED FOR
ISOLATOR ROW
, » 42.11/24"(CULTECT CHAMBER(POND1)) L. Elevation
ocst 6'9 48.40 |  42.21/6"(BEEHIVE OVERFLOW) . SEE DETAILS
38.63/12"(DMH3) oz extenson—._ | ltem Description
BEEHIVE . . " 1'DIA. NYLOPLAST
OVERFLOW g 46.85 43.00/6"(FOCAL POINT 1) 42.90/6"(0CS1) A LOPLY VALVE BOX N - Non
, 39.62/12"(DMH2) » 4’ PRECAST PERFORATED
DMH3 #¢ | 4853 30.65/12"(0081) 39.52,/12"(DMH4) CONCRETE £ Non prroRATED \r-| NDERDRAIN 0OCS1
4 PRECAST
DMH4 4’9 45.00 38.35/12"(DMH3) 38.25/12"(SMH1) CONCRETE A TOP OF STRUCTURE 47.22
MANHOLE 0
4 PRECAST
SRERE 40 | 48.87 - 40.00,/24"(CULTEC CHAMBER(POND1)) CONCRETE OUTLET CONTROL VALVE B UNDERSIDE TOP SLAB 46.55
MANHOLE USED TO SET DISCHARGE
RATE
GATE VALVE C TOP CONCRETE BULKHEAD| 41.1
O—U TL—ET VAL—VE D WEIR LENGTH 6'
NOT TO SCALE
J MANHOLE INVERT 38.29
K BOTTOM OF STRUCTURE 37.29
PIPE DIAMETER 6"
SEE PLAN VIEWS FOR PIPE 4" INSPECTION PORT, PROVIDE WITH L
/ SIZE AND LOCATION R TR I SOVER PER INVERT IN 42.21
BACKFILL TO BOTTOM OF n
y - —,/",/ CULTEC RECHARGER 330XLHD PAVEMENT SECTION witH  SEQTEXTILE LINEAR NOTE: o M PIPE DIAMETER 12
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1.3.5 Erosion Control Measures and Site Stabilization

The primary emphasis of the erosion/sedimentation control plan, which will be implemented for this project, is as follows:

Development of a careful construction sequence.
Rapid revegetation of denuded areas to minimize the period of soil exposure.

Rapid stabilization of drainage paths to avoid rill and gully erosion.

o o o o

The use of on-site measures to capture sediment (hay bales/ stone check dams/silt fence, etc.)

The following temporary and permanent erosion and sediment control devices will be implemented as part of the site development. These devices shall be installed as indicated on the plans or as described within this report. For further
reference, see the latest edition of the Maine Erosion and Sediment Control BMPS.

A Dewatering

Water from construction trench dewatering shall pass first through a filter bag or secondary containment structure (e.g. hay bale lined pool) prior to discharge. The discharge site shall be selected to avoid flooding, icing, and sediment
discharges to a protected resource. In no case shall the filter bag or containment structure be located within 50 feet of a protected natural resource.

B. Inspection and Monitoring

Maintenance measures shall be applied as needed during the entire construction season. After each rainfall, snow storm or period of thawing and runoff, the site contractor shall perform a visual inspection of all installed erosion
control measures and perform repairs as needed to insure their continuous function. Following the temporary and/or final seeding and mulching, the contractor shall in the spring inspect and repair any damages and/or unestablished
spots. Established vegetative cover means a minimum of 90% of areas vegetated with vigorous growth.

The following standards must be met during construction

(a)Inspection and corrective action. Inspect disturbed and impervious areas, erosion control measures, materials storage areas that are exposed to precipitation, and locations where vehicles enter or exit the site. Inspect these areas
at least once a week as well as before and within 24 hours after a storm event (rainfall), and prior to completing permanent stabilization measures. A person with knowledge of erosion and stormwater control, including standards
and conditions in the permit, shall conduct the inspections.

(b) Maintenance. If best management practices (BMPs) need to be repaired, the repair work should be initiated upon discovery of the problem but no later than the end of the next workday. If additional BMPs or significant repair of
BMPs are necessary, implementation must be completed within 7 calendar days prior to any storm event (rainfall). All measures must be maintained in effective operating condition until areas are permanently stabilized.

(c)Documentation. Keep a log (report) summarizing the inspections and any corrective action taken. The log must include the name(s) and qualifications of the person making the inspections, the date(s) of the inspections, and major
observations about the operation and maintenance of erosion and sedimentation controls, materials storage areas, and vehicles access points to the parcel. Major observations must include BMPs that need maintenance, BMPs that
failed to operate as designed or proved inadequate for a particular location, and location(s) where additional BMPs are needed. For each BMP requiring maintenance, BMP needing replacement, and location needing additional BMPs,
note in the log the corrective action taken and when it was taken.

The log must be made accessible to MDEP and City of Portland staff and a copy must be provided upon request. The permittee shall retain a copy of the log for a period of at least three years from the completion of permanent
stabilization.

C. Temporary Erosion Control Measures

The following measures are planned as temporary erosion/sedimentation control measures during construction:
1. A crushed stone-stabilized construction entrance shall be placed at the approved drive off Fore Streets and Newbury Streets.
2. Siltation fence or wood waste compost berms shall be installed downstream of any disturbed areas to trap runoff- borne sediments until grass areas are revegetated. The silt fence and/or wood waste compost berms shall
be installed per the details provided in this package and inspected at least once a week and before and immediately after a storm event of 0.5 inches or greater, and at least daily during prolonged rainfall. Repairs shall be made if
there are any signs of erosion or sedimentation below the fence or berm line. If there are signs of undercutting at the center or the edges, or impounding of large volumes of water behind the fence or berm, the barrier shall be
replaced with a stone check dam. Wood waste compost berms are not to be used adjacent to wetland areas that are not to be disturbed.
3. Straw or hay mulch including hydroseeding is intended to provide cover for denuded or seeded areas until revegetation is established. Mulch placed between April 15th and October |5th on slopes of less then |15 percent
shall be anchored by applying water; mulch placed on slopes of equal to or steeper than |5 percent shall be covered by a fabric netting and anchored with staples in accordance with manufacturer's recommendation. Fabric netting
and staples shall be used on disturbed areas within 50' of lakes, streams, and wetlands regardless of the upstream slope. Mulch placed between October |5th and April 15th on slopes equal to or steeper than 8 percent shall be
covered with a fabric netting and anchored with staples in accordance with the manufacturer's recommendations. Slopes steeper than 3:1 and equal to or flatter than 2:1, which are to be revegetated, shall receive curlex blankets by
American Excelsior or equal. Slopes steeper than 2:| shall receive riprap as noted on the plans. The mulch application rate for both temporary and permanent seeding is 75 Ibs per 1000 sf as identified in Attachment A of this
section. Mulch shall not be placed over snow.
4. Temporary stockpiles of stumps, grubbings, or common excavation will be protected as follows:

a)  Temporary stockpiles shall not be located within 50 feet of any wetlands which will not be disturbed and shall be located away from drainage swales.

b)  Stockpiles shall be stabilized within 7 days by either temporarily seeding the stockpile by a hydroseed method containing an emulsified mulch tackifier or by covering the stockpile with mulch, such as hay, straw, or erosion
control mix.

c)  Stockpiles shall be surrounded by sedimentation barrier at the time of formation.
5. All denuded areas that are within 50 feet of an undisturbed wetland, which have been rough graded and are not located within a building pad, parking area, or access drive subbase area, shall receive mulch or erosion
control mesh fabric within 48 hours of initial disturbance of soil. All areas within 100 feet of an undisturbed wetland shall be mulched prior to any predicted rain event regardless of the 48 hour window. In other areas, the time

period may be extended to 7 days.

6. For work, which is conducted between October |15th and April 15th of any calendar year, all denuded areas, shall be covered with hay mulch or erosion control mix, applied at twice the normal application rate and
anchored with a fabric netting. The time period for applying mulch shall be limited to 2 days for all areas.

7. Hancock Street, Newbury Street, Mountfort Street, and Fore Street shall be swept to control mud and dust as necessary. Additional stone shall be added to the stabilized construction entrance to minimize the tracking of
material off the site and onto the surrounding roadways.

8. During grubbing operations stone check dams shall be installed at any evident concentrated flow discharge points and as directed on the Erosion Control Plans.

9. Silt fencing with a minimum stake spacing of 6 feet shall be used, unless the fence is supported by wire fence reinforcement of minimum 14 gauge and with a maximum mesh spacing of 6 inches, in which case stakes may be
spaced a maximum of 10 feet apart. The bottom of the fence shall be anchored.

10. Wood waste compost/bark berms may be used in lieu of siltation fencing. Berms shall be removed and spread in a layer not to exceed 3” thick once upstream areas are completed and a 90% catch of vegetation is attained.
. Storm drain catch basin inlet protection shall be provided through the use of stone sediment barriers or approved sediment bags (such as Silt Sack). Installation details are provided in the plan set. The barriers shall be
inspected after each rainfall and repairs made as necessary. Sediment shall be removed and the barrier restored to its original dimensions when the sediment has accumulated to /2 the design depth of the barrier. The barrier shall
be removed when the tributary drainage area has been stabilized.

12 Water and/or calcium chloride shall be furnished and applied in accordance with MDOT specifications - Section 637 - Dust Control.

13. Loam and seed is intended to serve, as the primary permanent revegetative measure for all denuded areas not provided with other erosion control measures, such as riprap. Application rates are provided in Attachment A
of this section. Seeding shall not occur over snow.

D.  Permanent Erosion Control Measures
The following permanent erosion control measures have been designed as part of the Erosion/Sedimentation Control Plan:
1. All areas disturbed during construction, but not subject to other restoration (paving, riprap, etc.) will be loamed, limed, fertilized, mulched, and seeded. Fabric netting, anchored with staples, shall be placed over the mulch
in areas as noted in Temporary Erosion Control Measures paragraph 3 of this report. All areas within 50 feet of an undisturbed wetland shall be mulched prior to any predicted rain event regardless of the 48 hour window. Native

topsoil shall be stockpiled and reused for final restoration when it is of sufficient quality.

2. All storm drain pipe outlets shall have riprap aprons at their outlet to protect the outlet and receiving channel from scour and deterioration. Installation details are provided in the plan set. The aprons shall be installed and
stabilized to the extent practicable prior to directing runoff to the tributary pipe or culvert.

3. Catch basins shall be provided with sediment sumps and inlet hoods (the Snout) for all outlet pipes that are 18” in diameter or less.

|.2Implementation Schedule

The following construction sequence shall be required to insure the effectiveness of the erosion and sedimentation control measures are optimized:
It is anticipated that construction of the project will commence in Fall of 2018 and be completed by Fall of 2019.
Note: For all grading activities, the contractor shall exercise extreme caution not to overexpose the site, this shall be accomplished by limiting the disturbed area.

l. Install stabilized construction entrance along Newbury Street and Fore Street.

2. Install perimeter silt fence and/or wood waste berms prior to commencement of demolition.

3. Perform demolition of existing site elements.

4. Foundation preparation area shall be excavated for installation of the building foundations. Building work will be on going through the remainder of the project.
5. Commence installation of drainage appartenances.

6. Commence earthwork and grading to subgrade.

7. Commence earthwork for Subsurface Chambers.

8. Commence installation of water and sewer lines.

9. Continue earthwork and grading to subgrade as necessary for construction.

10. Complete installation of underground utilities to within 5' of the buildings.

. Install light pole foundations and light poles.

12. Complete remaining earthwork operations.

13. Complete installation of drainage appurtenances.

14. Install sub-base and base gravel within walkways, and drives.

15. Install brick sidewalk.

16. Install base course paving for drives and concrete surfaces.

17. Loam, lime, fertilize, seed and mulch disturbed areas and complete all landscaping.

18. Install surface course paving for drives. Stripe per plan.

19. Once the site is stabilized and a 90% catch of vegetation has been obtained, remove all temporary erosion control measures.
20. Touch up loam and seed.

Note: All denuded areas not subject to final paving, riprap, or gravel shall be revegetated.
Prior to construction of the project, the contractor shall submit to the owner a schedule for the completion of the work, which will satisfy the following criteria:

1. The above construction sequence should generally be completed in the specified order; however, several separate items may be constructed simultaneously. Work must also be scheduled or phased to reduce the extent of
the exposed areas as specified below. The intent of this sequence is to provide for erosion control and to have structural measures such as silt fence and construction entrances in place before large areas of land are denuded.

2. The work shall be conducted in sections which shall:
a)  Limit the amount of exposed area to those areas in which work is expected to be undertaken during the proceeding 30 days.

b)  Revegetate disturbed areas as rapidly as possible. All areas shall be permanently stabilized within 7 days of final grading or before a storm event; or temporarily stabilized within 48 hours of initial disturbance of soil for
areas within 50 feet of an undisturbed wetland and 7 days for all other areas. Areas within 50 feet of an undisturbed wetland shall be mulched prior to any predicted rain event regardless of the 48 hour window.

c) Incorporate planned inlets and drainage system as early as possible into the construction phase. The ditches shall be immediately lined or revegetated as soon as their installation is complete.

1.3Erosion, Sedimentation and Stabilization Control Plan

The Erosion Control information is included in the plan set.

1.4Details and Specifications

The Erosion Control details and specifications are included in the plan set.

1.5 Winter Stabilization Plan

The winter construction period is from November | through April 15. If the construction site is not stabilized with pavement, a road gravel base, 75% mature vegetation cover or riprap by November |5 then the site needs to be protected
with over-winter stabilization. An area considered open is any area not stabilized with pavement; vegetation, mulching, erosion control mats, riprap or gravel base on a road.

Winter excavation and earthwork shall be completed such that any area left exposed can be controlled by the contractor. Limit the exposed area to those areas in which work is expected to be under taken during the proceeding |5 days
and that can be mulched in one day prior to any snow event.

All areas shall be considered to be denuded until the subbase gravel is installed in roadway/parking areas or the areas of future loam and seed have been loamed, seeded and mulched. Hay and straw mulch rate shall be a minimum of 150
Ibs./1,000 s.f. (3 tons/acre) and shall be properly anchored.

The contractor shall install any added measures which may be necessary to control erosion/sedimentation from the site dependent upon the actual site and weather conditions. Continuation of earthwork operations on additional areas shall
not begin until the exposed soil surface on the area being worked has been stabilized, in order to minimize areas without erosion control protection.

1. Soil Stockpiles

Stockpiles of soil or subsoil shall be mulched for over winter protection with hay or straw at twice the normal rate or at 150 Ibs/1,000 s.f. (3 tons per acre) or with a four-inch layer of woodwaste erosion control mix. This shall be done
within 24 hours of stocking and re-established prior to any rainfall or snowfall. Any soil stockpile shall not be placed (even covered with hay or straw) within 50 feet from any natural resources.

2. Natural Resource Protection

Any areas within 50 feet from any natural resources, if not stabilized with a minimum of 75% mature vegetation catch, shall be mulched by December | and anchored with plastic netting or protected with erosion control mats. During
winter construction, a double line of sediment barriers (i.e. silt fence backed with hay bales or erosion control mix) shall be placed between any natural resource and the disturbed area. Projects crossing the natural resource shall be
protected a minimum distance of 50 feet on either side from the resource. Existing projects not stabilized by December | shall be protected with the second line of sediment barrier to ensure functionality during the spring thaw and rains.

3. Sediment Barriers

During frozen conditions, sediment barriers shall consist of woodwaste filter berms as frozen soil prevents the proper installation of hay bales and sediment silt fences.

4. Mulching

An area shall be considered denuded until areas of future loam and seed have been loamed, seeded and mulched. Hay and straw mulch shall be applied at a rate of 150 Ib. per 1,000 square feet or 3 tons/acre (twice the normal accepted rate
of 75-Ibs./1,000 s.f. or 1.5 tons/acre) and shall be properly anchored. Mulch shall not be spread on top of snow. The snow shall be removed down to a one-inch depth or less prior to application. After each day of final grading, the area
shall be properly stabilized with anchored hay or straw or erosion control matting. An area shall be considered to have been stabilized when exposed surfaces have been either mulched with straw or hay at a rate of 150 Ib. per 1,000
square feet (3 tons/acre) and adequately anchored that ground surface is not visible though the mulch.

Between the dates of November | and April |5, all mulch shall be anchored by peg line, mulch netting, asphalt emulsion chemical, or wood cellulose fiber. When ground surface is not visible through the mulch then cover is sufficient. After
November Ist, mulch and anchoring of all bare soil shall occur at the end of each final grading workday.

5. Mulching on Slopes and Ditches

Slopes shall not be left exposed for any extended time of work suspension unless fully mulched and anchored with peg and netting or with erosion control blankets. Mulching shall be applied at a rate of 230 Ibs/1,000 s.f. on all slopes greater
than 8%.

Mulch netting shall be used to anchor mulch in all drainage ways with a slope greater than 3% for slopes exposed to direct winds and for all other slopes greater that 8%. Erosion control blankets shall be used in lieu of mulch in all drainage
ways with slopes greater than 8%. Erosion control mix can be used to substitute erosion control blankets on all slopes except ditches.

6. Seeding

Between the dates of October |5 and April Ist, loam or seed will not be required. During periods of above freezing temperatures finished areas shall be fine graded and either protected with mulch or temporarily seeded and mulched until
such time as the final treatment can be applied. If the date is after November Ist and if the exposed area has been loamed, final graded with a uniform surface, then the area may be dormant seeded at a rate of 3 times higher than specified
for permanent seed and then mulched. Dormant seeding may be selected to be placed prior to the placement of mulch and fabric netting anchored with staples. If dormant seeding is used for the site, all disturbed areas shall receive 4” of
loam and seed at an application rate of 5 Ibs/1,000 s.f. All areas seeded during the winter shall be inspected in the spring for adequate catch. All areas insufficiently vegetated (less than 75% catch) shall be revegetated by replacing loam, seed
and mulch. If dormant seeding is not used for the site, all disturbed areas shall be revegetated in the spring.

Standards for Timely Stabilization of Construction Sites During Winter

|. Standard for the timely stabilization of ditches and channels -- The applicant shall construct and stabilize all stone-lined ditches and channels on the site by November 15. The applicant shall construct and stabilize all grass-lined ditches and
channels on the site by September |. If the applicant fails to stabilize a ditch or channel to be grass-lined by September I, then the applicant will take one of the following actions to stabilize the ditch for late fall and winter.

Install a sod lining in the ditch -- The applicant shall line the ditch with properly installed sod by October |. Proper installation includes the applicant pinning the sod onto the soil with wire pins, rolling the sod to guarantee contact between
the sod and underlying soil, watering the sod to promote root growth into the disturbed soil, and anchoring the sod with jute or plastic mesh to prevent the sod strips from sloughing during flow conditions.

Install a stone lining in_the ditch --The applicant shall line the ditch with stone riprap by November 15. The applicant shall hire a registered professional engineer to determine the stone size and lining thickness needed to withstand the
anticipated flow velocities and flow depths within the ditch. If necessary, the applicant shall regrade the ditch prior to placing the stone lining so to prevent the stone lining from reducing the ditch's cross-sectional area.

2. Standard for the timely stabilization of disturbed slopes -- The applicant shall construct and stabilize stone-covered slopes by November 15. The applicant shall seed and mulch all slopes to be vegetated by September |. The department
shall consider any area having a grade greater than 15% to be a slope. If the applicant fails to stabilize any slope to be vegetated by September |, then the applicant shall take one of the following actions to stabilize the slope for late fall and
winter.

Stabilize the soil with temporary vegetation and erosion control mats -- By September | the applicant shall seed the disturbed slope with winter rye at a seeding rate of 3 pounds per 1,000 square feet and apply erosion control mats over
the mulched slope. The applicant shall monitor growth of the rye over the next 30 days. If the rye fails to grow at least three inches or cover at least 75% of the disturbed slope by November I, then the applicant shall cover the slope with
a layer of woodwaste compost as described in item iii of this standard or with stone riprap as described in item iv of this standard.

Stabilize the slope with sod -- The applicant shall stabilize the disturbed slope with properly installed sod by September |. Proper installation includes the applicant pinning the sod onto the slope with wire pins, rolling the sod to guarantee
contact between the sod and underlying soil, and watering the sod to promote root growth into the disturbed soil. The applicant shall not use late-season sod installation to stabilize slopes having a grade greater than 33% (3H:1V).

Stabilize the slope with woodwaste compost -- The applicant shall place a six-inch layer of woodwaste compost on the slope by November I5. Prior to placing the woodwaste compost, the applicant shall remove any snow accumulation on
the disturbed slope. The applicant shall not use woodwaste compost to stabilize slopes having grades greater than 50% (2H:1V) or having groundwater seeps on the slope face.

Stabilize the slope with stone riprap -- The applicant shall place a layer of stone riprap on the slope by November |5. The applicant shall hire a registered professional engineer to determine the stone size needed for stability and to design a
filter layer for underneath the riprap.

3. Standard for the timely stabilization of disturbed soils -- By September 15 the applicant shall seed and mulch all disturbed soils on areas having a slope less than 15%. If the applicant fails to stabilize these soils by this date, then the
applicant shall take one of the following actions to stabilize the soil for late fall and winter.

Stabilize the soil with temporary vegetation -- By September | the applicant shall seed the disturbed soil with winter rye at a seeding rate of 3 pounds per 1000 square feet, lightly mulch the seeded soil with hay or straw at 75 pounds per
1000 square feet, and anchor the mulch with plastic netting. The applicant shall monitor growth of the rye over the next 30 days. If the rye fails to grow at least three inches or cover at least 75% of the disturbed soil before November I,
then the applicant shall mulch the area for over-winter protection as described below.

Stabilize the soil with sod -- The applicant shall stabilize the disturbed soil with properly installed sod by September I5. Proper installation includes the applicant pinning the sod onto the soil with wire pins, rolling the sod to guarantee
contact between the sod and underlying soil, and watering the sod to promote root growth into the disturbed soil.

Stabilize the soil with mulch -- By November |5 the applicant shall mulch the disturbed soil by spreading hay or straw at a rate of at least 150 pounds per 1000 square feet on the area so that no soil is visible through the mulch. Prior to
applying the mulch, the applicant shall remove any snow accumulation on the disturbed area. Immediately after applying the mulch, the applicant will anchor the mulch with plastic netting to prevent wind from moving the mulch off the
disturbed soil.

|.6Maintenance of facilities

The stormwater facilities will be maintained by the Applicant, 86 Newbury Street, LLC or their assigned heirs. The contract documents will require the contractor to designate a person responsible for maintenance of the sedimentation
control features during construction as required by the Erosion Control Report.

Long-term operation/maintenance for the stormwater facilities must comply with Chapter 32 of the City of Portland Code of Ordinances. An excerpt for the annual report requirements is provided below:

The owner or operator of a BMP or a qualified post-construction stormwater inspector hired by that person, shall, on or by June 30 of each year, provide a completed and signed certification to DPW in a form provided by DPW,
certifying that the person has inspected the BMP(s) and that they are adequately maintained and functioning as intended by the approved post-construction stormwater management plan, or that they require maintenance or repair,

including the record of the deficiency and corrective action(s) taken.

Snow Storage:

Plowed snow stored on-site shall not be placed over the FocalPoint filter system. Snow shall be removed from the site by a private waste hauler.

Inspection and Maintenance Frequency and Corrective Measures :

The following areas, facilities, and measures will be inspected and the identified deficiencies will be corrected. Clean-out must include the removal and legal disposal of any accumulated sediments and debris.

Catch Basins:

Inspect catch basins 2 times per year (preferably in Spring and Fall) to observe that the catch basins are working in their intended fashion and that they are free of debris. Clean structures when sediment depths reach 12” from invert of
outlet. If the basin outlet is designed with a hood to trap floatable materials (i.e. Snout), check to ensure watertight seal is working. At a minimum, remove floating debris and hydrocarbons at the time of the inspection.

Vegetated Areas:

Inspect slopes and embankments early in the growing season to identify active or potential erosion problems. Replant bare areas or areas with sparse growth. Where rill erosion is evident, armor the area with an appropriate lining or divert
the erosive flows to on-site areas able to withstand the concentrated flows. The facilities will be inspected after major storms and any identified deficiencies will be corrected.

Ditches, Swales, and other Open Stormwater Channels:

Inspect 2 times per year (preferably in Spring and Fall) to ensure they are working in their intended fashion and that they are free of sediment and debris. Remove any obstructions to flow, including accumulated sediments and debris and
vegetated growth. Repair any erosion of the ditch lining. Vegetated ditches will be mowed at least annually or otherwise maintained to control the growth of woody vegetation and maintain flow capacity. Any woody vegetation growing
through riprap linings must also be removed. Repair any slumping side slopes as soon as practicable. If the ditch has a riprap lining, replace riprap on areas where any underlying filter fabric or underdrain gravel is showing through the stone
or where stones have dislodged. Correct any erosion of the channel's bottom or sideslopes. The facilities shall be inspected after major storms and any identified deficiencies shall be corrected.

Roadways and Parking Surfaces: Clear accumulations of winter sand in parking lots and along roadways at least once a year, preferably in the spring. Accumulations on pavement may be removed by pavement sweeping. Accumulations of
sand along road shoulders may be removed by grading excess sand to the pavement edge and removing it manually or by a front-end loader. Repair potholes and other roadway obstructions and hazards. Plowing and sanding of paved areas
shall be performed as necessary to maintain vehicular traffic safety.

Inlet/Outlet Control Structures:

Inspect structures and piping 2 times per year (preferably in Spring and Fall) to ensure that the structures are working in their intended fashion and that they are free of debris. Remove any obstructions to flow; remove accumulated
sediments and debris within the structure.

Stormdrain Outlets:

Inspect outlets 2 times per year (preferably in Spring and Fall) to ensure that the outlets are working in their intended fashion and that they are free of debris. Remove any obstructions to flow; remove accumulated sediments and debris at
the outlet and within the conduit Repair any erosion damage at the stormdrain outlet.

Subsurface Detention Chambers:

Inspect chambers per manufacturer's recommendation. At a minimum, inspect chambers two times per year (preferably in Spring and Fall) to ensure that the structures are working in their intended fashion and that they are free of debris.
Remove sediment from isolator row when depth of sediment reaches three inches.

FocalPoint System:

A five year maintenance and inspection contract shall be obtained with a professional with knowledge of erosion and stormwater control including experience with the FocalPoint system. The contract shall be renewed before its expiration.
At a minimum the system shall be inspected every six months. Remove sediment and provide maintenance as required based upon the inspection.

Post-Construction Stormwater Management Plan

As part of the Stormwater Permit, the applicant is required to meet the standards in Section 5 of the City of Portland Technical Manual for Stormwater Management. The General Standard in item IV. Submission Requirements states that a
project must submit a Post-Construction Stormwater Inspection & Maintenance Plan per Maine DEP Chapter 500 Appendix B with reporting requirements per Chapter 32 of City of Portland Code of Ordinances, and a Stormwater
Maintenance Agreement. The management plan shall comply to Chapter 32 of City of Portland Code of Ordinances as follows:

(a) The owner or operator of a BMP shall hire a qualifies post-construction stormwater inspector to at least annually, inspect the BMPs, including but not limited to any parking areas, catch basins, drainage swales, detention basins and
ponds, pipes and related structures, in accordance with all municipal and state inspection, cleaning, and maintenance requirements of the approved post-construction stormwater management plan.

(b)If the BMP requires maintenance, repair or replacement to function as intended by the approved post-construction stormwater management plan, the owner or operator of the BMP shall take corrective action(s) to address the
deficiency or deficiencies as soon as possible after the deficiency is discovered and shall provide record of the deficiency and corrective action(s) to the department of public works (“DPW”) in the annual report.

(c) The owner or operator of a BMP or a qualified post-construction stormwater inspector hired by that person, shall, on or by June 30 of each year, provide a completed and signed certification to DPW in a form provided by DPW,
certifying that the person has inspected the BMP(s) and that they are adequately maintained and functioning as intended by the approved post-construction stormwater management plan, or that they require maintenance or repair,
including the record of the deficiency and corrective action(s) taken.

(d)Any person(s) required to file an annual certification under this section shall include with the annual certification a filing fee established by DPW to pay the administrative and technical costs of review of the annual certification.

(e)In order to determine compliance with this article and with the post-construction stormwater management plan, DPW may enter upon property at reasonable hours with the consent of the owner, occupa<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>