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58 Fore Street Application Process

Zoning Map and Text Changes

1. Application submitted August 2015
2.0ctober 215t Workshop
3. November 18t Workshop and Site Walk
4.February 10t Workshop
5. February 24t Public Hearing
% Staff Meetings Since Application

Was Filed in August 2014
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58 Fore Street

Eastern Waterfront Comprehensive

Final Report of the
Waterfront Development and Master Planning Committee

Portland Waterfront

A Master Plan for Redevelopment
of the Eastern Waterfront

Prepared by the City of Portland
Planning Office

With technical support from
ICON Architecture, Boston, MA
June 3, 2002

Amended October, 2004
Amended September, 2006

Eastern Waterfront Building Height Study
Portland, Maine
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EASTERN WATERFRONT HEIGHT STUDY
Bortiag, Mabe

September 2004

Prepared by:
City of Portland
Planning and Development Department

and
MRLD, LLC
Adopted as part of the E. Waterfront Master Plan, December 2004

Plan Documents

|Adopted in October 2004 as Appendix C of the Master
Plan for Redevelopment of the Eastern Waterfront

Design Guidelines
for the

Eastern Waterfront
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An implementation Tool for the
Master Plan for Redevelopment of the
Eastern Waterfront
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Produced By:

The Waterfront Development and Master Planning Committee
And

The City of Portland Planning Office

June 3,2002




Chronology of Adoption of Eastern
Waterfront Height Study and B-6 Zone

» January 2000. Eastern Waterfront planning process begins
» June 3, 2002. A first phase of the Master Plan was accepted
» September 10, 2004

> The Planning Board voted to recommend three Comprehensive Plan
documents, and

> To recommend adoption of B-6 zone & the B-6 Height Overlay.
» October 4, 2004

> First Reading for Comprehensive Plan and Zoning Amendments. Policy
map dated September 2004

Additional Council meetings October 18, 2004, November 1, 2004
» November 29, 2004

- No action taken on the Comprehensive Plan on November 29

- Amendment to Zoning Map
» December 8, 2004

- Eastern Waterfront Comprehensive Plan Documents adopted with policy
map dated September 2004

- Passage of B-6 zone and B-6 Height Overlay




58 Fore Street - Zoning Map
Existing and Proposed

002201 5)

Legend

Eastern Boundary of
=== City of Portiand Parcel

|:| Parcel Boundary

Shoreland Cverlay Zone
Involved Zones

R
I BwFZ
P wisuz

~§ DD

o] Existing
+|B6 Zone

EWP Zone
Extension

Existing L
EWP Zone

URCES: Development in the eastern waterfront on piers,

bulkheads, and on land within 75’of mean high water line, will give priority to compatible
water-dependent and maritime uses.



Text Amendments

B-6 Eastern Waterfront Mixed Zone (Division 15.1)

o

(¢]

o

Private clubs or nonprofit social and recreational facilities
Educational facilities

Temporary events, provided that all such events on a lot do
not exceed a combined total of (60) days per year and that
the total floor area does not exceed 70,000 square feet at
any one time.

Museums and art galleries
A new use of underground fuel storage

An exemption from the noise standard has been modified
to include temporary activities, festivals, events and
concerts.

In response to concerns raised during public comment,
application was revised to include a standard prohibiting
brew pubs with entrances on Fore St. east of Waterville St.,
and a standard limiting the hours, locations and other
requirements of drinking establishment in the same area.



Text Amendments

Eastern Waterfront Port Zone (Division 17.5)

- A permitted marine use that references a max. fuel storage of 20,000
gallons has been substituted with similar language that appears in other
zones, and provides for similar functions, except that the maximum has
been removed.

- Marinas are proposed as a permitted use east of the Ocean Gateway
facility (referenced by deed). Marinas are currently a conditional use - the
application proposes they remain conditional west of Ocean Gateway.

- Marine office, including but not limited to offices of owners of marinas,
wharves or their agents, and naval architects, and seafood brokers.

- A facility for non-profit organizations whose facility may include offices,
classrooms, equipment, equipment rentals, storage, and bathrooms for
the public.

- Setback from pier line: Notwithstanding the above requirements, a
minimum setback of twenty-five(25) feet from the edge of any pier, wharf
or working edge of the hardened shoreline shall be required, provided that
marine offices, as defined in Section 14-301(b)(12), may be located up to
five (5) feet from the edge of any pier, wharf or working edge of the

hardened shoreline.




Text Amendments

Site Plan Massing and Permeability in B-6 and EWPZ

New development along the Eastern Waterfront should avoid
large monolithic massing along all street frontages and should
promote permeability through and within the development at a
scale compatible with the existing street networks of the
Eastern Waterfront. Where new structures are larger than
buildings characteristically found in Portland’s waterfront,
horizontal and vertical variation should be used to break large
expanses of building into components that are in scale with the
context to which they most closely relate.




58 Fore Street - B-6 Height Overlay Map
Existing and Proposed
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B6 Building Height Overlay Notes:

1) For Buildings located East of Hancock Street, no building mass highar
than 45 feet shall be wider than 70 feet measured paraliel with the waterfront
ner longer than 140 faet e with the 3

The 70 foot wide building extension allowed above must be at least

90 feot apart, measured paralkel with the waterfront, and if abutting
Mountfort Street (extension) must be set back 25 feet from any street.

as®

2) Mo Buildings shall be located outside of the Key Building Envelope.
In Defined View Corridors. no Building allowed above the corresponding
L Fore Street elevation,

3) For buildings located East of Mountfort Street (extension), no

building shall exceed 35 faet in height above the adjacent Fore Straet
grade within 100 feet of the Fore Street right-of-way, as measured
perpendicular to the Fore Stroet right-of-way.

4) Location of Building Break Line is approximate as

shown, and intended to promote a break in building mass to allow
for the development of Blocks and site permeability. The exact
location of blocks and site permeabdity shall be identified. defined,
and reviewed under a Master Devalopment Plan or
Subdivision/Site Plan review.

Legend
* Key Building Envelope
+ Building Break Line

¥ o o View Corndor - No Buiki Abave Relatre Fore Street Elevabon
Proposed Mountfort Street Extenson
[
Parcel Boundary
Building Envelope
35 foot maximum bulding height
45 foot masmum bulding hesght
45 foot maomum building hesght, building height measured from feet above flood plan, not average grade
45 foat maximum building height with buiding extension to 55 feet
0 100 200 400 435 foat maximum buildng height with bulding extension to &5 feet
fbé —— oot €5 foot maximum buildng height Feb 20, 2015




58 Fore Street
Eastern Waterfront Comprehensive Plan Documents
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MO BULDNG WASS ABDVE 4 FLOORS (45 FEET ABDVE THE AVERAGE
GRADE] SHALL AE WIDER THAN 70 FEET FARALLEL WITH THE
WATERFRONT NOR LONGER THAN 140 FEET FERFENDICLULAR WATH
THE WATERFRONT

2. THE TO° WIDE TOWERS, A5 DEPINED ABOVE, MUST BE AT LEAST
140 FELT AFART, MEASURED PERPENDCULAR WITH THE wATERFRONT.

3. WO BURLD FLOATING ZONES ARD VEW CORRIDORS WITH MO
ALILDING ABDYE THE CORRESPONINAG FORE STREET ELEVATION,

oA, MO BLILINNGS SHALL BE LOCATED OUTSDE OF THE KLY BULDMNG
EMNVELDPES.
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: HEIGHT MAP & BUILDING ENVELOPES
Eastern Waterfront Building Height Study
Portland, Maine

September 2004

JLLUSTRATION 33

----------

MRLD, LLC




58 Fore Street
Eastern Waterfront Comprehensive Plan Documents
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B-6 Building Height Overlay Notes:

1. For the block of land east of Hancock Street (extension) and west of Mountford Street (extension),

na building mass higher than 45 feet shall be wider than 70 feet measured parallel with the waterfront
nor longer than 140 feet measured perpendicular with the waterfront r

Simultaneous implementation of
Eastern Waterfront Master Plan,
Height Study, B-6 Zone, and
Height Overlay - Dec. 2004.

2. The 70-foot wide building extension allowed above must be at least 90 feet apart, measured parallel
with the waterfront, and if abutting Mountfort Street (extension) must be set back 25 feet from any strest

3. No buildings shall be located outside of the key building ervelope “build-tc” lines,

4. For buildings located east of Mountfort Street (extension). building heights shall be measured from
feet above flood plain, not from average grade.

&

Building
envelope
of zoning
overlay
from flood

plain

STUDY AREA (3 STORY MIMLM) “ JA T, A& D

B6 Building Height Overlay
& Building Envelopes

O BULD ABOVE RELATIVE FORE
STREET ELEVATION

GENERAL NOTES: Y = P Adopted by Porfland City Council December 8, 2004
Effect ¥ 7, 2005

= B6 Zone

Height & Building Envelope

1. FOR BULDINGS EAST OF HANCOCX STREET OR ITS EXTENSON,
NO BULDING MASS ABOVE 4 FLOGRS (45 FEET ABOVE THE AVERAGE
GRADE) SHALL BE WIDER T ARALLEL
WATERFRONT NOR LONGER THAN 140 FEET PERPENCRCULAR WITH
THE WATERFRON

2. THE 70 WIOE TOWERS, AS DEFIMED ABOVE, MUST BE AT LEAST
140 FEET APART, MEASURED PERPENDICLLAR WITH THE WATERFRONT

3, MO BLILD FLOATING ZDNES ARE VIEW CORRIDORS WITH NO
BUILDING ABOVE THE CORRESPONDING FORE STREET ELEVATION

BB Zoning with 45 foot maximum building height

4, MO BUILDINGS SHALL BE LOCATED OUTSIDE OF THE KEY BULDING o
ENVELOPES. v

B-6 Zoning with 45 foot maximum building height
and building extensions to 55 feet as per notes
B6 Zoning with 65 foot maximum building height
= = Key Buiding Envelope Build-to Line

[ITT] Proposed Mountfort Street Extension

b & B-6 height = 65 feet or

ILLUSTRATION 33: HEIGHT MAP & BUILDING ENVELOPES

N Eastern Waterfront Building Height Study He,:ght Ol/er/ay

Portland, Maine
September 2004

MRLD, LLC




Planning Board Review of Height Implications

The Planning Board deliberated flood plain and average
grade, discussed height impacts over 5 mo. period.

October 215t Both flood plain and average grade
measurements discussed at first workshop, October 215t,

November 18%. Workshop and Site Walk focused primarily
on an in-depth discussion of height implications of
rezoning. Visual cross sections presented by applicant to
support their application.

February 10, Workshop with new visuals showing
maximum building envelopes from Fore, south towards
water, and looking from water towards Fore Street.

February 24t. Planning Board Public Hearing. Included
additional text amendments for massing and permeability
standards along Fore Street.




Planning Board Review of Height Implications

Staff evaluated average grade measurement as
consistent with Comprehensive Plan for Nov.
18t workshop based on:

» EWMP documents contain no reference to
flood plain.

» Height Study does not make an explicit P
prescription of measurement methods. "
Measuring from grade is specified in zoning
(unless specified otherwise).

» The Height Study anticipates building abo
the grade of Fore St. with protected view
corridors.

» Single reference to method references
average grade (For Buildings East of Hancock
Street or its extension no building mass
above 4 floors [45 feet above the average
grade] shall be wider than 75 feet parallel

ILLUSTRATION 33: HEIGHT MAP & BUILDING ENVELOPES
: Eastern Waterfront Building Height Study
Portland, Maine

with the waterfront nor longer than 140 feet o

perpendicular with the waterfront).




Planning Board Review of Height Implications

Visuals Ex. 1, Nov. Workshop, showing comparisons of average

grade and flood plain
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Planning Board Review of Height Implications
Visuals Ex. 2, from Fore Street, Feb.10 Workshop
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EXISTING ON—SITE
BUILDINGS, 58
FORE STREET

EXISTING UTILITY
POLE (37" HIGH)

As requested by Planning Board

5400  5+50 6400 6450

HEIGHT STUDY
BUILDING
ENVELOPES

35 ABOVE FORE
STREET GRADE

7400 7450 8400

HEIGHT
STUDY
BUILDING
ENVELOPES

(BEYOND)

e DO, ey
10+00 10+50

MO
SECTON BOES NOT DEPICT ACTLAL FROPOSED BULDING STRUCTURES. THE HEGHT VEASUREUENTS

ABOVE FORE STREET GRADE (SHADED N BLUE AND
ALLOWED PER THE BUILDNG HEGHT STUDY BASED ON AN ANALTSIS OF THE BULDING HEIGHT
TS IS NOT A DESGN PROPOSAL: 17 IS INTENDED TO PROVIDE A REASGNABLE
INTERPRETATIGN OF THE FORE STREET CORRIDDR BASED ON THE EASTERN WATEFRONT BUALOING
HEGHT STUDY.

DUSTING BUILDNG SECTIONS DEPICTED ARE APPRONMATE AS SHOWN.
R-8 MAXMUM STRUCTURE. HEXGHT: FORTYTIVE (45) FEET.

NO BLALDING MASS HIGHER THAN 45 FEET SHALL BE WDER

AVERAGE GRADE IS THE AVERAGE OF THE FOUR CORNERS FOR EACH HEIGHT STUDY BUILDING
ENVELGPE.

FCR BULDINGS LOCATED EAST OF MOUNTFORT STREET (EXTENSION), WO BULDING THAT HAS
FRONTAGE ON FORE STREET SHALL EXCEED 38 FEET IN HEIGHT THE ADJACENT FORE STREET
RIGHT-OF - WAY GRADE WTHIN 35 FEET GF THE FURE STREET RIGHT-OF- WAY.

FIGURE. WAS DEVELOPED BY LAYEFING MULTIPLE SCTION CUTS ACROSS. THE WATER, 58 FORE STREET
FoRE . AN UPHILL OF FORE STREET. FIGURE DEPICTS BUILONG HEIGHT LMITS WHEN
VEWNG THE S8 FORE ITE FROM AN OFFSITE LOGATION UPHLL OF FORE STREET M5 AN
ORIENTATION TMAT IS SQUARE WTH THE VEW CORRDORS.

. SECTION SCALE: HORZONTAL AND VERTICAL 1°a30



Planning Board Review of Height Implications
Visuals Ex. 2, Detail
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58 Fore Street - Zoning Building Height Overlay
Existing & Proposed

B6 Building Height Overlay
& Building Envelopes I
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Feb 20,2015

V. 1. Direct interpretation of

Comprehensive Plan —
3) For buildings located East of Mountfort Street

. . . (extension), no building that has frontage on Fore Street
V. 2. Additional provision - in no case shall exceed 35 feet in height above the adjacent Fore

shall height exceed 35 ft above Fore St. Street right-of-way grade within 100 feet of the Fore Street
for 35 ft. of depth back from Fore St. right-of-way.

V. 3. in no case shall height exceed 35 ft
above Fore St. for 100 ft. of depth back
from Fore St.




Historic Preservation

» Designation Consideration
Process has begun

> Final determination on district
details must receive Council
approval

> Preservation acts as an additional =
regulatory layer that can
supersede zoning

> If all or a portion of the property
is designated, future development
proposals would go before the HP
Board for review

Historic Preservation Historic District Designation Process

HP Public Hearing Planning Board Public
HI_’Inl_tlates - within 60 Days of . y
Nor_nlnatlor]Aft_er HP Workshop within Nomination Planning Board e o
Zoning Application 30 Days (min1) ' Workshop o ays
Completed Recommendation to ofre o
Planning Board reco ation

September 2nd
Portland

Landmarks Request
for Designation




Contract Zone

» Alternative tool to rezoning base zones

» Standards for a contract zone in the WSUZ would not
allow for a range of uses outside of marine

dependent/related. This could be addressed with a zone
amendment

» Rezoning, and Master Development Plan offers greater
flexibility over long term build-out

» Rezoning as fulfilment of Eastern Waterfront policy




Public Access

Trail/Maine Narrow Gauge
Railway not impacted by
zone change.

Public access to water
supported in
Comprehensive Plan, and
will be reviewed as a
component of Master
Development Plan/Site
Plan.




Green Building and TIFs

» Green BUIldlng Code (Chapter 6,

Buildings and Building Regulations, Article VII). All
new construction and renovation projects to be

owned, or occupied by the city of Portland that are
of 2,000 square feet in floor area or greater , or all
new construction and renovation projects to be
funded in whole or in part by the City of Portland
that are of 10,000 square feet in floor area or
greater...

» TIF/Credit Enhancement

Property in the Waterfront Capital Improvement
Zone. TIF discussions not occurred at this stage.

=z




58 Fore Street Application Process

Zoning Map and Text Changes

Historic Preservation Historic District Designhation Process
Planning Board Masterplan Application Process

Planning Board Site Plan/Subdivision Application Process
Historic Preservation Certificate of Appropriateness

VI WN —

Application for Zoning Map and Text Change Process

August22,2014

Planning Board Site Plan/Subdivision Application Process

Application for Site .
Plan/Subdivision Workshop(min3)

HP Certificate of Appropriateness Process




