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December 11, 2015 Project 141.06157

Barbara Barhydt, Devel opment Review Manager
City of Portland, Planning Division

389 Congress Street, 4™ Floor

Portland, Maine 04103

RE: Level 111 Site Plan Application
8 Unit Residential Condominium Devel opment
65 Munjoy Street
Portland, Maine

Dear Barbara:

On behalf of our client, Adams Apple LLC, we are pleased to submit this Final Level Il Site Plan
Application for the development of 8 residential condominium units at 65 Munjoy Street. Thanks again
for your time during the pre-application meeting on November 18 and we |ook forward to continued
collaboration in creating much needed affordable housing on Munjoy Hill.

In compiling this application, we have attempted to place the materials supporting our application in the
same order as the City’s checklist. Please feel free to contact me with any questions or concerns you may
have regarding the attached application materials.

Sincerely,

RANSOM CONSULTING, INC.

o Wily/

John Mahoney, P.E.
Project Engineer

400 Commercial Street, Suite 404, Portland, Maine 04101, Tel (207) 772-2891, Fax (207) 772-3248

Pease International Tradeport, 112 Corporate Drive, Portsmouth, New Hampshire 03801, Tel (603) 436-1490
12 Kent Way, Suite 100, Byfield, Massachusetts 01922, Tel (978) 465-1822

2127 Hamilton Avenue, Hamilton, New Jersey 08619, Tel (609) 584-0090

60 Valley Street, Building F, Suite 106, Providence, Rhode Island 02909, Tel (401) 433-2160

www.ransomenv.com



Portland, Maine \

Jeff Levine, AICP, Director
Planning & Urban Development Department
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Electronic Signature and Fee Payment Confirmation

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

By digitally signing the attached document(s), you are signifying your understanding this is a legal document
and your electronic signature is considered a legal signature per Maine state law. You are also signifying your
intent on paying your fees by the opportunities below.

I, the undersigned, intend and acknowledge that no Site Plan or Historic Preservation Applications can be
reviewed until payment of appropriate application fees are paid in full to the Inspections Office, City of
Portland Maine by method noted below:

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

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

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

Applicant Signature: Date:
I have provided digital copies and sent them on: Date:
NOTE: All electronic paperwork must be delivered to buildinginspections@portlandmaine.gov or
by physical means i.e. a thumb drive or CD to the Inspections Office, City Hall, 3" Floor,
Room 315.

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


mailto:buildinginspections@portlandmaine.gov
http://www.portlandmaine.gov/planning/buildinsp.asp
mailto:buildinginspections@portlandmaine.gov

Level lll = Preliminary and Final Site Plans
Development Review Application

Portland, Maine
Planning and Urban Development Department
Planning Division

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

Level lll: Site Plan Development includes:

New structures with a total floor area of 10,000 sq. ft. or more except in Industrial Zones.

New structures with a total floor area of 20,000 sq. ft. or more in Industrial Zones.

New temporary or permanent parking area(s) or paving of existing unpaved parking areas for more than 75
vehicles.

Building addition(s) with a total floor area of 10,000 sq. ft. or more (cumulatively within a 3 year period) except in
Industrial Zones.

Building addition(s) with a total floor area of 20,000 sq. ft. or more in Industrial Zones.

A change in the use of a total floor area of 20,000 sq. ft. or more in any existing building (cumulatively within a 3
year period).

Multiple family development (3 or more dwelling units) or the addition of any additional dwelling unit if subject to
subdivision review.

Any new major or minor auto business in the B-2 or B-5 Zone, or the construction of any new major or minor auto
business greater than 10,000 sq. ft. of building area in any other permitted zone.

Correctional prerelease facilities.

Park improvements: New structures greater than 10,000 sq. ft. and/or facilities encompassing 20,000 sq. ft. or
more (excludes rehabilitation or replacement of existing facilities); new nighttime outdoor lighting of sports,
athletic or recreation facilities not previously illuminated.

Land disturbance of 3 acres or more (includes stripping, grading, grubbing, filling or excavation).

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14)
which is available on our website:

Land Use Code: http://me-portland.civicplus.com/DocumentCenter/Home/View/1080
Design Manual: http://me-portland.civicplus.com/DocumentCenter/View/2355
Technical Manual: http://me-portland.civicplus.com/DocumentCenter/View/2356

Planning Division Office Hours
Fourth Floor, City Hall Monday thru Friday
389 Congress Street 8:00 a.m.—-4:30 p.m.

(207) 874-8719

Updated: April 23, 2014
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PROJECT NAME: 05 Munjoy Streets

PROPOSED DEVELOPMENT ADDRESS:

65 Munjoy Street, Portland, Maine, 04101

PROJECT DESCRIPTION:

The proposed project entails construction of a new residential building housing 8 dwelling units.

CHART/BLOCK/LOT: 003 MO05

CONTACT INFORMATION:

PRELIMINARY PLAN
FINAL PLAN

(date)
(date)

Applicant — must be owner, Lessee or Buyer

Name: Ethan Boxer Macomber

Business Name, if applicable: Adam's Apple LLC
Address: 30 Danforth Street, Suite 213

City/State : Portland, Maine Zip Code: 04101

Applicant Contact Information

Work# 207 272 8550

Home#
Cell # Fax#

e-mail: ethan@anew-development.com

Owner — (if different from Applicant)
Name:
Address:

City/State : Zip Code:

Owner Contact Information

Work #

Home#

Cell # Fax#

e-mail:

Agent/ Representative
Name: John Mahoney; Ransom Consulting, Inc.
Address: 400 Commercial Street, Suite 404

City/State : Blortland, Main Zip Code: 0RI101

Agent/Representative Contact information

Work # 207 772 2891

Cell# 207 8316165

e-mail: john.mahoney@ransomenv.com

Billing Information
Name: Bldam(3 EREIR
Address: IO RlankortR RtriEt, Fuitk 216

City/State : Blortland, MainR zip Code: ORI101

Billing Information

Work # 207 272 8ERIO
Cell # Fax#

e-mail: ethan@anew-development.com

Updated: April 23, 2014
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Engineer
Name: John Mahoney, Ransom Consulting
Address: 400 Commercial Street

City/State : Bortland, Mainfl Zip Code: Q2101

Engineer Contact Information

Work# 207 772 2891
Cell# 207 831-6165 Fax#

e-mail: john.mahoney ransomenv.com

Surveyor
Name: Owen Haskell Inc.

Address: 390 US Route 1

City/state : Falmouth, MainB zip Code: QF105

Surveyor Contact Information

Work# 207 774 0424

Cell # Fax#

e-mail: ehrewer owenhaskell.com

Architect
Name: Evan Carroll, Bild Architecture

Address: PO Box 8235

City/state : Portland, MainB  zip Code: Q@104

Architect Contact Information

Work # 207 408 0168

Cell # Fax#

e-mail: eyanR bildarchitecture.com

Attorney
Name:
Address:

City/State : Zip Code:

Attorney Contact Information

Work #
Cell # Fax#

e-mail:

APPLICATION FEES:

Check all reviews that apply. (Payment may be made by Credit Card, Cash or Check payable to the City of Portland.)

Level lll Development (check applicable reviews)

X Less than 50,000 sq. ft. ($500.00)

___ 50,000 - 100,000 sg. ft. ($1,000)

___ 100,000 - 200,000 sq. ft. ($2,000)

__ 200,000 - 300,000 sq. ft. ($3,000)

____over $300,00 sq. ft. ($5,000)

____Parking lots over 11 spaces ($1,000)

____After-the-fact Review ($1,000.00 plus
applicable application fee)

Plan Amendments (check applicable reviews)
___Planning Staff Review ($250)
___Planning Board Review ($500)

The City invoices separately for the following:

e Notices ($.75 each)

e Legal Ad (% of total Ad)

e Planning Review ($40.00 hour)

e  Legal Review ($75.00 hour)
Third party review fees are assessed separately. Any outside
reviews or analysis requested from the Applicant as part of the
development review, are the responsibility of the Applicant and
are separate from any application or invoice fees.

Other Reviews (check applicable reviews)

___Traffic Movement ($1,000)
____Stormwater Quality ($250)
_ X Subdivisions ($500 + $25/lot)
#of Lots_8 x$25/lot = $200
___Site Location ($3,000, except for
residential projects which shall be
$200/lot)
#of Lots __ x $200/lot =
____ Other
___Change of Use
___ Flood Plain
___ Shoreland
____ Design Review
____Housing Replacement
___ Historic Preservation

(11,200 Subtotal -25% for Affordable Housing

$900 Grand Total

Updated: April 23, 2014
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APPLICATION SUBMISSION:

1. All site plans and written application materials must be submitted electronically on a CD or thumb drive
with each plan submitted as separate files, with individual file which can be found on the Electronic Plan
and Document Submittal page of the City’s website at
http://me-portland.civicplus.com/764/Electronic-Plan-and-Document-Submittal

2. In addition, one (1) paper set of the plans (full size), one (1) paper set of plans (11 x 17), paper copy of
written materials, and the application fee must be submitted to the Building Inspections Office to
start the review process.

The application must be complete, including but not limited to the contact information, project data,
application checklists, wastewater capacity, plan for fire department review, and applicant signature. The
submissions shall include one (1) paper packet with folded plans containing the following materials:

1. One (1) full size site plans that must be folded.

2. One (1) copy of all written materials or as follows, unless otherwise noted:
a. Application form that is completed and signed.
b. Cover letter stating the nature of the project.
c. All Written Submittals (Sec. 14-525 2. (c), including evidence of right, title and interest.

3. A stamped standard boundary survey prepared by a registered land surveyor at a scale not less than one inch to 50
feet.

4, Plans and maps based upon the boundary survey and containing the information found in the attached sample
plan checklist.

5. One (1) set of plans reduced to 11 x 17.

Please refer to the application checklist (attached) for a detailed list of submission requirements.

APPLICANT SIGNATURE:

| hereby certify that | am the Owner of record of the named property, or that the owner of record authorizes the proposed
work and that | have been authorized by the owner to make this application as his/her authorized agent. | agree to conform
to all applicable laws of this jurisdiction. In addition, if a permit for work described in this application is issued, | certify that
the Planning Authority and Code Enforcement’s authorized representative shall have the authority to enter all areas
covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

This application is for a Level Il Site Plan review. It is not a permit to begin construction. An approved site plan, a
Performance Guarantee, Inspection Fee, Building Permit, and associated fees will be required prior to construction.
Other Federal, State or local permits may be required prior to construction, which are the responsibility of the applicant
to obtain.

Signature of Applicant: Date:

% W 2015-12-11

Updated: April 23, 2014
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PROJECT DATA

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

Total Area of Site

6,778 sq. ft.

Proposed Total Disturbed Area of the Site

P, 778 sq. ft.

If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit
(MCGP) with DEP and a Stormwater Management Permit, Chapter 500, with the City of Portland.

Impervious Surface Area

Impervious Area (Total Existing)

(1,470 sq. ft.

Impervious Area (Total Proposed) 5,178 sq. ft.
Building Ground Floor Area and Total Floor Area

Building Footprint (Total Existing) 0 sq. ft.
Building Footprint (Total Proposed) 3,336 sq. ft.
Building Floor Area (Total Existing) 0 sq. ft.

Building Floor Area (Total Proposed)

10,008 sq. ft.

Zoning

Existing R-6
Proposed, if applicable

Land Use

Existing Parking
Proposed Residential

Residential, If applicable

# of Residential Units (Total Existing) 0
# of Residential Units (Total Proposed) 8
# of Lots (Total Proposed) 1

# of Affordable Housing Units (Total Proposed)

As described herein and in City RFP #4115

Proposed Bedroom Mix

# of Efficiency Units (Total Proposed) 0
# of One-Bedroom Units (Total Proposed) 4
# of Two-Bedroom Units (Total Proposed) 2
# of Three-Bedroom Units (Total Proposed) 2
Parking Spaces

# of Parking Spaces (Total Existing) ~2R
# of Parking Spaces (Total Proposed) 8
# of Handicapped Spaces (Total Proposed) 2
Bicycle Parking Spaces

# of Bicycle Spaces (Total Existing) 0
# of Bicycle Spaces (Total Proposed) 2
Estimated Cost of Project @1.7 million

Updated: April 23, 2014
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FINAL PLAN - Level Ill Site Plan

GENERAL WRITTEN SUBMISSIONS CHECKLIST

Applicant | Planner # of (* If applicant chooses to submit a Preliminary Plan, then the * items were
Checklist | Checklist | Copies | submitted for that phase and only updates are required)

X 1 * Completed Application form

X 1 * Application fees

X 1 * Written description of project

X 1 * Evidence of right, title and interest

NA 1 * Evidence of state and/or federal permits

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

X * Summary of existing and/or proposed easements, covenants, public or

private rights-of-way, or other burdens on the site

X * Evidence of financial and technical capacity

X Construction Management Plan

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

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

X 1 Stormwater management plan and stormwater calculations
1 Written summary of project's consistency with related city master plans

X 1 Evidence of utility capacity to serve

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

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

Where applicable, an assessment of the development's consistency with any

X applicable design standards contained in Section 14-526 and in City of Portland
1 Design Manual

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

Updated: April 23, 2014
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SITE PLAN SUBMISSIONS CHECKLIST

Applicant | Planner # of (* If applicant chooses to submit a Preliminary Plan, then the * items were
Checklist | Checklist | Copies | submitted for that phase and only updates are required)
X * Boundary Survey meeting the requirements of Section 13 of the City of
1 Portland's Technical Manual

X 1 Final Site Plans including the following:
Existing and proposed structures, as applicable, and distance from property line

X (including location of proposed piers, docks or wharves if in Shoreland Zone);

X Existing and proposed structures on parcels abutting site;

« All streets and intersections adjacent to the site and any proposed geometric
modifications to those streets or intersections;
Location, dimensions and materials of all existing and proposed driveways, vehicle

X and pedestrian access ways, and bicycle access ways, with corresponding curb
lines;

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

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

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

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

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

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

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

NA Location and proposed alteration to any watercourse;

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

NA Proposed buffers and preservation measures for wetlands;

X Existing soil conditions and location of test pits and test borings;

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

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

X Grading plan;

NA Ground water protection measures;

X Existing and proposed sewer mains and connections;

- Continued on next page -
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Location of all existing and proposed fire hydrants and a life safety plan in

X accordance with Section 3 of the Technical Manual;

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

X Location and dimensions of off-premises public or publicly accessible
infrastructure immediately adjacent to the site;

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

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

NA A shadow analysis as described in Section 11 of the Technical Manual, if applicable;
A note on the plan identifying the Historic Preservation designation and a copy of

X the Application for Certificate of Appropriateness, if applicable, as specified in
Section Article IX, the Historic Preservation Ordinance;

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

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

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

« Location, dimensions and ownership of easements, public or private rights of way,

both existing and proposed.

Updated: April 23, 2014 -9-
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PORTLAND FIRE DEPARTMENT
SITE REVIEW
FIRE DEPARTMENT CHECKLIST

A separate drawing(s] shall be provided as part of the site plan application for the Portland Fire
Department’s review.

1. Name, address, telephone number of applicant
2.
3. Name address, telephone number of architect
4. Proposed uses of any structures [NFPA and IBC classification]
5.
6. Square footage of all structures [total and per story]
7. Elevation of all structures
8. Proposed fire protection of all structures
. As of September 16, 2010 all new construction of one and two family homes are
required to be sprinkled in compliance with NFPA 13D. This is required by City Code.
(NFPA 101 2009 ed.)
9. Hydrant locations
10. Water main(s] size and location
11. Access to all structures [min. 2 sides]
12. A code summary shall be included referencing NFPA 1 and all fire department. Technical
standards.

Some structures may require Fire flows using annex H of NFPA 1

Updated: April 23, 2014 -10 -



CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION

Mr. Frank J. Brancely,

Senior Engineering Technician,
Phone #: (207) 874-8832,

Fax #: (207) 874-8852,
E-mail:fjp@portlandmaine.gov

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

Date: 12/7/2015

1. Please, Submit Utility, Site, and Locus Plans.
Site Address: 65 Munjoy Street, Portland, Maine, 04101
Chart Block Lot Number: 003 MO005

Proposed Use:  Residential

Previous Use: Parking Lot >|Commercial (see part 4 below)
Existing Sanitary Flows: 0 GPD % 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)

Existing Munjoy Street Sewer

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

2. Please, Submit Contact Information.

City Planner’s Name: Phone:

Owner/Developer Name: Adam's Apple LLC / Ethan Boxer-Macomber

Owner/Developer Address: 30 Danforth Street, Suite 213, Portland, ME, 04101

Phone: 207 272 8550 Fax: E-mail: ethan@anew-development.com
Engineering Consultant Name: John Mahoney, Ransom Consulting

Engineering Consultant Address: 400 Commercial Street, Portland, ME, 04101

Phone: 207 772 2891 Fax: E-mail: john.mahoney@ransomenv.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: 1,380 gpD
Peaking Factor/ Peak Times:
Specify the source of design guidelines: (i.e.X “Handbook of Subsurface Wastewater Disposal in Maine,"
___“Plumbers and Pipe Fitters Calculation Manual,” __ Portland Water District Records, _ Other (specify)

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

Updated: April 23, 2014 “11-
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4. Please, Submit External Grease Interceptor Calculations.
Total Drainage Fixture Unit (DFU) Values: NA
Size of External Grease Interceptor:

Retention Time:

Peaking Factor/ Peak Times:

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

5. Please, Submit Industrial Process Wastewater Flow Calculations

Estimated Industrial Process Wastewater Flows Generated: GPD

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

Is the process wastewater termed categorical under CFR 407? Yes No

OSHA Standard Industrial Code (SIC): http://www.osha.gov/oshstats/sicser.htm|

Peaking Factor/Peak Process Times:

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

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

Notes, Comments or Calculation

65 Munjoy Street Sewer/Water Capacity Estimate

Total Flow per Bedroom Design Flow
Dwelling Unit Type  Qty Bedrooms (GPD) (GPD)
One-bedroom 4 4 120 480
Two-bedroom 2 4 50 360
Three-bedroom 2 b 90 540
8 14 1380

Updated: April 23, 2014 -12 -
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December 9, 2015 Project 141.06157

Glissen Havu on behalf of MEANS
Design Engineer

MEANS Division

Portland Water District

225 Douglass Street

PO Box 3553

Portland, Maine 04104-3553

RE: Request for Capacity to Serve Determination.
8 Unit Condominium Development
65 Munjoy Street
Portland

Dear Glissen:

This letter is requesting a determination of whether the Portland Water District has the capacity to serve a
proposed residential development located at 65 Munjoy Street. The development will be comprised of
one to three-bedroom units for atotal of 8 residential units and 14 bedrooms. Based on the number of
bedrooms and the 2015 Maine State Plumbing Code, we anticipate atotal demand of 1,380 GPD for
domestic service. The attached table below provides the calculations used to determine the
aforementioned estimate. The devel opment will also have a sprinkler system for fire protection.

Enclosed, to assist in your review, is site plan. We propose to construct a new 4” ductile iron service from
the main to the proposed building. The 4” water service will be used for fire protection. A 2” domestic
service will be tapped off of the 4” service at the property line. Both services will have valves at the right-
of-way boundary for independent operation. Please et us know whether this proposed configuration is
acceptable in terms of capacity and operation, and provide us with any specific service connection
requirements.

Please respond to me at the address below (or by email) at your earliest convenience. If you have any
guestions, please feel free to call me at (207) 772-2891.

Sincerely,

02 i,/

John Mahoney, P.E.
Project Engineer

Enclosure: Demand Estimate Spreadsheet, Utility Plan for 65 Munjoy Street

400 Commercial Street, Suite 404, Portland, Maine 04101, Tel (207) 772-2891, Fax (207) 772-3248

Pease International Tradeport, 112 Corporate Drive, Portsmouth, New Hampshire 03801, Tel (603) 436-1490
12 Kent Way, Suite 100, Byfield, Massachusetts 01922, Tel (978) 465-1822

2127 Hamilton Avenue, Hamilton, New Jersey 08619, Tel (609) 584-0090

60 Valley Street, Building F, Suite 106, Providence, Rhode Island 02909, Tel (401) 433-2160

Www.ransomenv.com
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Description of Project

The proposed project at 65 Munjoy Street consists of eight deed-restricted condominium units.
There will be two (2) 3-bedroom units, two (2) 2-bedroom units and four (4) 1-bedroom units and
the units will be sold to households of moderate income (100%-120% of area median income).

The project design will be integrated within the surrounding neighborhood in massing, proportion,
articulation and materials. The building will be designed to high standards of energy efficiency and
sustainable design, with features including a code-exceeding low-air infiltration building envelope,
high efficiency mechanical systems, low-VOC finishes and all the benefits gained from and urban-
infill sight such as is 65 Munjoy Street.

The site and landscape design utilizes the on-site treatment of water run-off, indigenous plants that
will not need irrigation once established, and lighting that meets both safety and light pollution
standards. The project will provide one (1) parking space per unit with two (2) outdoor spaces and
six (6) covered spaces within an open carport, and these spaces will be accessed via one curb-cut
on Munijoy Street.

As a collaboration between Adam’s Apple LLC, the City of Portland, and the Portland Housing
Authority, 65 Munjoy Street will provide much needed housing for households of moderate income
in an urban location that places minimal burden on municipal infrastructure.

bildarchitecture.com e evan@bildarchitecture.com ¢ (207)408-0168
PO Box 8235, Portland, ME 04104 « 30 Danforth Street, Suite 213, Portland, ME 04101
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Accessibility Narrative

The proposed project at 65 Munjoy Street will meet Fair Housing Accessibility Standards as is
required for a new building. Due to the goal of providing housing at sub-market rates, no elevator
will be installed and only the first floor units will need to meet the Fair Housing requirements. As no
public spaces exist within the building, ADA will not apply.

The design includes two entrances: a contextual entrance and a practical entrance. The contextual
entrance faces the street, has several steps and is slightly recessed. These elements give the
building the same connection to the street that is found in the surrounding buildings and has
documented historic precedent.

The practical entrance is on the side of the building adjacent to the parking and represents the
shortest path by which to leave the building. This side entrance and the way it is used is also
consistent with the surrounding buildings. The side entrance is the accessible entrance, and is
immediately adjacent to the accessible parking spots.

bildarchitecture.com e evan@bildarchitecture.com ¢ (207)408-0168
PO Box 8235, Portland, ME 04104 « 30 Danforth Street, Suite 213, Portland, ME 04101
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Crime Prevention Through Environmental Design
Narrative

Natural surveillance will be used to the maximum extent possible with two one-bedroom
apartments on the first floor. These units will have view of the entrance approach and the shared
garden space.

The contextual front entrance and the practical parking entrance will be well lit, and while both
entrances are recessed the recesses are wider than deep, preventing the possibility of entrapment.
Both entrances have multiple sightlines to public ways. The open parking area will be lit during
night hours to discourage unwanted use.

The landscape plan clearly delineates public and private space, utilizing plantings, monolithic rock
features, fencing and retaining walls. The use of such features will clearly delineate private space
without the need for signage.

bildarchitecture.com e evan@bildarchitecture.com ¢ (207)408-0168
PO Box 8235, Portland, ME 04104 « 30 Danforth Street, Suite 213, Portland, ME 04101
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Compliance with Zoning

Purpose:

The purpose of the R-6 is to “set aside areas on the peninsula for housing characterized primarily
by multifamily dwellings at a high density providing a wide range of housing for differing types of
households;” and the 65 Munjoy project propose to provide 1, 2 & 3 bedroom dwellings at a
density of (8) units per 0.156 acres or 51 units per acer.

Permitted Uses:

A multifamily dwelling is permitted in the R-6 zone, no open stairways are proposed, and no below-
grade dwelling units are proposed. The project proposes (8) parking spaces while only (5) are

required.

Dimensional Requirements:

The proposed 65 Munjoy Street project conforms to all dimensional standards as outlined below:

Requirement Proposed
Min. lot size 2,000sf
Min. lot area/dwelling unit 725sf 847sf

(9 units allowed on 6778sf) 8 units proposed
Min. street frontage 20ft 84ft
Min. front yard setback 51t 3

(or average of adjacent yards)

(adjacent yards are both 0ft)
Min. rear yard setback 10ft 15ft
Min. side yard setback it 6ft & 23ft
Structural stepbacks Apply over 35ft Building will be only 351t tall
Max. lot coverage 60% 50% (3,389sf)
Min. lot width 20ft 84ft
Max. structure height 451t 351t
Min. landscaped open space 20% 23% (1579sf)
Max. garage opening oft or 40% 0Oft (0%)

bildarchitecture.com e evan@bildarchitecture.com < (207)408-0168
PO Box 8235, Portland, ME 04104 < 30 Danforth Street, Suite 213, Portland, ME 04101




Right Title and Interest: 65 Munjoy Street

This documentation is under development and will be provided under a separate cover. Please see Jeff
Levine for details.



65 Munjoy Street Development

Summary of Covenants

This project isin response to a City of Portland Request for Proposals with the goal to
create and preserve access to decent and affordabl e housing and home-ownership
opportunities for persons and families at the 120% median income level who are often
denied such opportunities for lack of financial resources. Adam’s Apple, LLC and the
City have entered into an Affordability Agreement that by deed restricts sales and resales
to that income level. Please see attached exhibit. The signed agreement is on file with
the City.



EXHIBIT |

AFFORDABILITY AGREEMENT

This AGREEMENT made this ____ day of , 2015, by and between Adam’s Apple,
LLC, aMaine limited liability company with a principal place of businessin Portland, Maine, and a
mailing address of 17 Chestnut Street, Portland, Maine 04101 (“Developer™), and
, Whose mailing addressis (singly or, if more than one,
collectively the “Owner”) and the City of Portland, apublic body corporate and politic with a mailing
address of City Hall, 389 Congress Street, Portland, Maine 04101 (“City”).

WITNESSETH:

WHEREAS, Owner has this date purchased Unit No. ___inthe Condominium,
located at 65 Munjoy Street in Portland, Maine ( “Condominium), which unit is more particularly
described in Exhibit A attached hereto and made a part hereof (said unit, together with its percentage
interest in Common Elements and vote in the condominium association being referred to collectively
herein as the “Unit”); and

WHEREAS, Developer developed the Condominium using funds and land provided by the City
of Portland, pursuant to an agreement, the intent of which isto promote and provide affordable housing in
Portland in accordance with Maine law; and

WHEREAS, the deed to Owner provides that the Unit was conveyed subject to a Declaration of
Covenants, Conditions and Restrictions (“Declaration™) recorded in the Cumberland County Registry of
Deeds in Book , Page____, and subject to the covenants, conditions and restrictions contained in
this Agreement; and

WHEREAS, as required by the City of Portland, and in consideration of the conveyance of the
Unit to Owner, Owner agreed and hereby agrees to certain restrictions on the resale of the Unit, including
restrictions on the price at which the Unit may be sold and the parties who may purchaseit, all on the
terms and conditions hereinafter provided and in accordance with Maine law, including 33 M.R.S.A. §8

121, et. seq.;

NOW THEREFORE, Owner and Adam’s Apple, LLC, and the City of Portland, in consideration
of the conveyance of the Unit to Owner and of the mutual undertakings set forth herein, hereby agree as
follows:

1. Parties’ Intent. Theterms and conditions contained in this Agreement have been freely
accepted by the parties, each with independent and informed advice. This Agreement existsto further the
mutual purposes and goals of Owner, Developer, and the City set forth herein to create and preserve
access to decent and affordable housing and home-ownership opportunities for persons and families who
are often denied such opportunities for lack of financia resources. The terms and conditions of this
Agreement are an integral part of the consideration of the transfer of the Unit by Developer to Owner.

2. Usesof Unit. Owner understands and agrees that the Unit must be used as Owner’s
principal residence, and Owner shall not use the Unit for the conduct of a business (except for ahome
occupation allowed under the City of Portland zoning ordinance) or as an investment property. Owner
shall comply in all respects with the documents relating to the Condominium, including, without
limitation, the Declaration, Bylaws and rules and regulations adopted by the condominium association.
Owner shall keep the Unit in good, safe, and habitable condition and shall not commit waste. Owner

1



agrees that the City may from time to time verify that Owner is using the Unit solely as Owner’s principal
residence, and Owner agrees to furnish any such information as the City may requirein order to confirm
such use by Owner. Owner shall not lease the Unit for aterm in excess of 12 months during the five
years immediately following the conveyance of a Unit to Owner and shall not lease the Unit for aterm
exceeding three months each year thereafter. [*** s this something the City wants? It should be made
consistent with the Condominium documents which (for Avesta) say one cannot rent for a period of less
than 6 months.]

3. Transfer to Qualified Buyer. Owner may sell, transfer, or otherwise dispose of the Unit
only to a Qualified Buyer, asthat termis defined in this Section. Any purported sale, transfer, or other
disposition to any person or entity without following the procedures set forth below or in violation of the
price limitations set forth below, shall be null and void. As used in this Agreement, the term “Qualified
Buyer” means a person or household whose income is no higher than one hundred twenty percent (120%)
of the median family income for the Portland Metropolitan Statistical Area, as most recently promul gated
by the United States Department of Housing and Urban Devel opment, adjusted for family size, or if that
index ceasesto be promulgated, a successor or similar index as selected by the City.

4, Transfer to Owner’s Heirs. Upon receipt of notice from the personal representative of the
Owner’s or co-Owner’s estate given within ninety (90) days of the death of Owner (or the last surviving
co-Owner of the Unit), the City shall, except for good cause shown, consent to atransfer of the Unit to
and by one or more of the following:

A. the spouse or domestic partner of the Owner (“domestic partner” is defined as a
person living with Owner and sharing a common domestic life but neither joined by marriage nor a civil
union), including atransfer to such spouse or domestic partner by operation of law, or atransfer that
results in Owner and Owner’s spouse or domestic partner becoming co-owners of the Unit; or

B. the child or children of the Owner; or

C. member(s) of the Owner’s household who have resided in the Unit for at least
three years prior to the Owner’s death.

The covenants set forth in this Agreement shall continue in full force and effect after the transfers
described in subsections A. through C. above, and the transferee under this Section 4 shall be bound by
this Agreement.

5. Notice To City: Procedurefor Sae:

A. Whenever Owner intends to effect a sale, transfer or disposition of the Unit to a
third party, prior to listing the Unit for sale or entering into a purchase and sale agreement, or otherwise
taking any steps to consummate the sale of the Unit, Owner shall give the City written notice of such
intent (the “Notice of Intent”) addressed to the City of Portland at 389 Congress Street, Portland, Maine,
or at such other address as the City shall provide to Owner by written notice.

B. Within thirty (30) days of receiving the Notice of Intent, the City shall determine
(1) the qualifications and income guidelines for a Qualified Buyer hereunder; and (2) Owner’s Maximum
Allowable Price as determined under Section 7 below. The City shall communicate the results of such
determinations to Owner within said thirty (30) day period (the “Notice of Determination”). Owner shall
provide the City with whatever reasonable information the City requests in order to make the
determinations under this subsection.



C. When Owner finds a prospective Buyer who may be a Qualified Buyer, Owner
shall communicate that fact in writing to the City and shall cause the prospective Buyer to deliver to City
such information, financial or otherwise, about the prospective Buyer as City shall reasonably request.
City shall havetheright in all cases to determine whether a proposed Buyer isa Qualified Buyer. City
shall have ten (10) business days from the date it receives the information about the Buyer in which to
determine if Owner’s prospective Buyer isindeed a Qualified Buyer.

D. Within five (5) business days of executing any purchase and sale agreement with
any party, Owner shall notify the City in writing that Owner has entered into such purchase and sale
agreement and shall furnish the City with a copy of such agreement and any other information the City
shall reasonably request.

E. When the Unit is sold to a Qualified Buyer under the terms of this Section 5, the
Qualified Buyer shall be bound by all of the terms of this Agreement. No transfer to a Qualified Buyer
shall be deemed to terminate this Agreement. Any transfer by Owner either in violation of this
Agreement or to a person or persons who are not determined by the City to be Qualified Buyers shall be
void and no force or effect.

6. City’s Option Price. Inthe event of aforeclosure pursuant to Paragraph 10 or eminent
domain pursuant to Paragraph 11, Option Price (“Option Price™) shall be the lesser of the Maximum
Allowable Price or the Market Vaue. For purposes of this section, “Market Value” means the fair market
value of the Unit determined in an appraisal conducted by a mutually acceptable, professionaly certified
appraiser. If the parties are unable to agree on an appraiser, each party shall appoint a professionally
certified appraiser, and Market Vaue shall be determined by taking the average of the values determined
by the two appraisers.

7. Determination of Maximum Allowable Price. The “Maximum Allowable Price,” as such
term is used in this Agreement, shall be the price that is affordable to a reasonable range of Qualified
Buyers, as determined by the City in its discretion.

8. Right of Entry and Inspection; Cooperation and Furnishing of Information. The City
shall have the right upon reasonable prior written notice to enter the Unit at reasonable times during the
daytime hours to assure that Owner isin compliance with the terms and conditions contained herein.
Owner shall provide the City with such information relating to the occupants of the Unit and Owner’s
mortgagees as the City may reasonably request.

9. Construction and Duration. The covenants herein shall run with the land and shall be
perpetual. Owner covenants and agrees for himself, his heirs, personal representatives and assigns that
the rights and restrictions contained herein shall be for the benefit of the City and its successors and
assigns, and shall be binding on all future purchasers of the Unit. Developer, Owner and the City agree
and intend that this Agreement and the covenants contained herein are to be interpreted as “Affordable
Housing Covenants” as defined by 33 M.R.S.A. §121. Both Developer and the City shall be deemed to
be “Qualified Holders” under 33 M.R.S.A. §121 (3) from the date of execution of the Declaration until
the date of the completion of the first sale of each of the units in the Development (hereinafter “Initial
Sales Period”; during that Initial Sales Period, Developer shall have primary responsibility for the
enforcement and administration of this Agreement and the City shall take no action either to enforce or
administer this Agreement unless Devel oper failsto do so after written notice by the City. After the
Initial Sales Period, provided Developer has not defaulted in its obligations under this Agreement,
Developer shall cease to be a Qualified Holder and the City shall be the sole Qualified Holder with sole
right and responsibility for enforcement and administration of this Agreement.




10. Applicability of This Agreement to Mortgagees. Notwithstanding anything to the
contrary contained herein the terms of this Agreement shall not apply to the following types of transfers
of the Unit:

A. Transfers by the Owner to amortgagee in lieu of foreclosure;
B. Transfers by a mortgagee of Owner as aresult of aforeclosure sale;
C. Transfers by a mortgagee immediately following atransfer to such mortgagee as

aresult of aforeclosure;

D. Transfers by the transferee of any transfer described in subsection C above which
results from a mortgage servicing relationship between a servicing lender and a governmental entity
serving as a secondary market mortgage purchaser;

provided, however, that this Agreement shall apply in full to all subsequent transfers of the Unit not
described in subsections A through D of this Section 10 and any such transferees shall own the Unit
subject in al respectsto al of the terms and conditions of this Agreement. The provisionsin this
paragraph shall apply in the same manner to al subsequent holders of mortgages on the Unit.

The holder of record of any mortgage on the Unit (each, a “Mortgagee™) shall notify the City in the event
of any default for which such Mortgagee intends to commence forecl osure proceedings or similar
remedial action pursuant to its mortgage, which notice shall be sent to the City not less than one hundred
twenty (120) days prior to the forecl osure sale or the acceptance of adeed in lieu of foreclosure. The
Owner expressly agreesto the delivery of such foreclosure notice and any other communications and
disclosures made by such Mortgagee holder pursuant to this Agreement. Should the Mortgagee fail to
provide notice as set forth in this section, Owner shall nonetheless promptly provide the City with copies
of any notices of foreclosure received by Owner.

Upon receipt by the City of any notice of foreclosure from either a Mortgagee or from the Owner, the
City shall have the option to acquire the Unit at the City’s Option Price as defined in Paragraph 6. The
City shall have sixty (60) days from the receipt of any notice under this paragraph within which to close
onits acquisition of the Unit. The City shall have the right, but not the obligation, to cure any default by
Owner in connection with a default notice sent by either Owner or aMortgagee, and if the City cures such
default, it shall be entitled to deduct al amounts paid by it before remitting to Owner any proceeds of sale
in connection with the exercise by the City of the option granted to it under this Section 10.

11. Disbursement of Insurance and Eminent Domain Proceeds. In the event Owner receives
proceeds as aresult of a complete eminent domain taking of the Unit, Owner and the City shall sharein
such proceeds such that the Owner shall, subject to the rights of senior and junior mortgage holdersin
their respective order of priority, receive an amount equal to no more than the Option Price as determined
under Section 6 above, with the City receiving the balance of the proceeds, if any. If there occurs a
partia eminent domain taking, or if Owner receives any insurance proceeds as aresult of any casualty
loss to the Unit, then the parties shall share in the proceeds on a pro-rata basis, with Owner (subject to the
rights of senior and junior mortgage holdersin their respective order of priority) receiving a percentage of
the Option Price based on the diminution of value of the Unit, with the City receiving the balance of the
proceeds, if any.

12. Breach of Covenant: Remedies. In the event of a breach of this Agreement by Owner,
which breach is not cured within thirty (30) days after written notice from the City, the City may enforce
the terms of this Agreement in an action at law or in equity.




13. Miscellaneous. Any sale or transfer conducted contrary to the terms and conditions
contained herein shall be null and void. All sales or transfers shall be subject to al terms and conditions
contained herein. If any portion of this Agreement is declared unenforceable by a court of competent
jurisdiction, such declaration shall not affect the validity or enforcement of the remaining provisions
hereof. Notices hereunder shall be in writing and sent by first class mail, certified return receipt
requested, addressed to the recipient at the address given above. If the City or its successors or assigns
shall change addresses, it shall give notice of the new addressin the manner provided in this paragraph.

IN WITNESS WHEREOF, the parties have executed this Agreement as of the day and year first
written above.

WITNESS: ADAM’S APPLE, LLC

By:
Name:
Title: Its Member

Name:
Owner

CITY OF PORTLAND

By:
Name:
Title:
STATE OF MAINE
CUMBERLAND, SS. , 201

Personally appeared the above-named Peter L. Bass, Member of Adam’s Apple, LLC, as
aforesaid, and acknowledged the foregoing instrument to be his free act and deed in his said capacity and
the free act and deed of said company.

Before me,

Notary Public/Attorney at Law

Printed name:

My Commission Expires:
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STATE OF MAINE
CUMBERLAND, SS. , 201

Personally appeared the above-named and acknowledged the foregoing
instrument to be hig/her free act and deed.

Before me,

Notary Public/Attorney at Law

Printed name:

My Commission Expires:

STATE OF MAINE
CUMBERLAND, SS. , 201

Personally appeared the above-named of the
City of Portland as af oresaid, and acknowledged the foregoing mstrument to be hig'her free act and deed
in his’her said capacity and the free act and deed of said City of Portland.

Before me,

Notary Public/Attorney at Law

Printed name:

My Commission Expires:




December 10, 2015

Planning Board
City of Portland
Portland, Maine

Re:  Development of 65 Munjoy Street Portland, Maine

Dear Planning Board Members,

I am writing on behalf of Adams Apple, LLC and its principals Peter Bass and Ethan
Boxer-Macomber, Developers of the proposed project at 65 Munjoy Street Portland,

Maine.

Peter Bass has successfully completed a number of commercial and residential
development projects including affordable housing and live/work studios in Portland.
His current project at 33 Lafayette Street in Portland is another example of his work in
urban redevelopment. Gorham Savings Bank has had a deposit relationship and
borrowing relationships with Peter Bass for many years.

Ethan Boxer-Macomber has been involved in housing and urban redevelopment in his
former capacity as Senior Manager and Development Officer at Avesta developing low
income housing and recently as owner of ANEW Development, LLC. He currently is
redeveloping the former Roosevelt School in South Portland into 19 housing units.

Based on their technical and practical development experience, Peter and Ethan have
demonstrated both the management capabilities and the financial resources necessary to
see a project like this through to a successful completion.

This letter is not to be construed as a loan commitment

If you should need further information or clarification, please contact me at 222-1492.

Regards,

t—~___

Karl Suchecki
Sr. Vice President

63 Marginal Way, Suite 200, Portland ME 04101 e Tel. (207) 221-8484
www.gorhamsavingsbank.com
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Date: December 11, 2015

Subject: Proposed Parking at 65 Munjoy Street
From: John Mahoney

To: Barbara Barhydt and Thomas Errico

Five 9" wide by 18’ long, one 8’ wide by 18’ long and two 9’ wide by 15’ long
parking spaces are provided as shown on Sheet C1. The 8’ wide space is next to
a 5’ wide isle, which will provide additional clearance. This 5’ wide isle will also
facilitate two accessible parking stalls. Vehicles will pull into the stalls forward
and then back out onto Munjoy Street. Ransom conducted a turning template
analysis using the passenger design vehicle template shown below.

18’
10’

/4 =

MIN CENTERLINE RADIUS=21
BLOCK NAME — "CAR”

PASSENGER CAR (Pm)

In addition to the turning template analysis, Ransom reviewed the operations of
the Marquis Lofts development at 33 Lafayette Street. The configuration is similar
to 65 Munjoy with parking beneath the building at a right angle to the driveway.
The turning template analysis revealed that the greatest constraint of this
configuration is the width of the driveway. The width of the driveway (retaining
wall to face of garage door) was measured to be 18.5 feet. The project’s

400 Commercial Street, Suite 404, Portland, Maine 04101, Tel (207) 772-2891, Fax (207) 772-3248
Pease International Tradeport, 112 Corporate Drive, Portsmouth, New Hampshire 03801, Tel (603) 436-1490
12 Kent Way, Suite 100, Byfield, Massachusetts 01922-1221, Tel (978) 465-1822

60 Valley Street, Building F, Suite 106, Providence, Rhode Island 02909, Tel (401) 433-2160

2127 Hamilton Avenue, Hamilton, New Jersey 08619, Tel (609) 584-0090

www.ransomenv.com



developer Peter Bass has indicated that parking operations have been working
reasonable well.

The driveway with for 65 Munjoy is proposed to be 18’ which is slightly less than
Marquis Lofts. However, although 65 Munjoy will have a retaining wall at the
edge of the driveway, it will not project above the driveway. The vertical wall can
create “shy” space (with vehicles maintaining clearance) and it does not allow
bumpers or mirrors to project past the edge of the driveway. For these reasons,
it is anticipated that parking operations at 65 Munjoy will be at least as good as
those at Marquis Lofts.

It is our opinion that parking operations at this site will be typical of parking
operations at other multi-unit sites on Munjoy Hill and that the design strikes an
appropriate balance between the geometrically divergent goals of providing
robust parking accommodations and minimizing impervious area. We recognize
that during snowy winters, snow removal may be required to maintain the
usability of all 8 parking spaces.

Ransom Project 14106157 Page 2
P:\2014\141.06157\Civil\Site Plan\ApplicationPackage\E-Parking.docx December 11, 2015
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65 Munjoy Street Stormwater Management Narrative

Date: December 11, 2015

From: John Mahoney, P.E.

Peer Review: Stephen J. Bradstreet, P.E.
Location: 65 Munjoy Street, Portland, Maine

Existing Conditions:

The siteisa 6,778 SF (.16 acres) acre parcel located at 65 Munjoy Street, which is on the east side of
Munjoy Street between Moody and Wilson Streets. Nearly the entire parcel is paved. The parcel is
relatively flat, with a differencein elevation of only approximately two feet between the highest point,
near Munjoy Street, and the lowest point, at the back of the parcel.

Stormwater runoff currently drains across the existing paved parking lot from Munjoy Street towards the
back of the lot and onto City owned land currently used by the public as a park. Approximately two thirds
of the site drains towards the eastern corner of the parcel; then into a shallow grassed swale adjacent to
the playground; then into an existing catch (adjacent to the paved trail that connects Becket to O’Brian
Street) that discharges into Wilson Street stormdrain system. The remaining third of the site drains
towards the northern corner of the parcel; then flows over the surface on City park land and is directed
towards Moody Street; then flows along the Moody Street gutter line and into a catch basin on Moody
Street.

The existing drainage systems on Wilson Street, Moody Street and Munjoy Street are currently combined
sanitary sewer and stormdrain systems.

Based on the Cumberland County USDA soil survey GIS data, the existing soils on this site are
hydrologica group A, excessively drained.

Proposed Devel opment:

The owner is proposing to construct an 8-unit residential building along with associated driveway and
parking areas. The proposed development will reduce the impervious area by approximately 20%.

Ransom Project 141.06157 Page 1
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65 Munjoy Street Stormwater Management Narrative

Proposed Sewer Separ ation:

Based on conversations with Dave Pineo and Justin Pellerin on November 23, it is our understanding that
the City intends to separate the drainage system on both Moody and Wilson Streets. However (although
this may happen at some point in the future) there is currently no plan to separate the drainage system on
Munjoy Street.

Stormwater Management — Basic Standards:

Erosion and sedimentation control measures are detailed and described on Sheets C1 and C3. Good
housekeeping practices shall be in accordance with Maine DEP Best Management Practices. A post
construction stormwater management plan and a stormwater BM P inspection and maintenance log are
included with this submission.

Stormwater Management - Quality:

We are proposing to construct three rain gardens to capture and infiltrate ssormwater runoff.
Approximately three quarters of the driveway will be conveyed to two rain gardens, one on either end of
the driveway. The building’s roof and the green space on the southeast side will drain to alarger rain
garden in the northern corner of the building. The patio behind the building will consist of pervious
pavers. The rain gardens will be 2” to 3” deep and consist of a central “riverbed” of natural rounded stone
to dissipate concentrated flows and provide storage surrounded by soil filter media planted with
perennias and native grasses.

As shown on C2, the outlets of the rain gardens are designed to preserve the site’s existing drainage
patterns. Overflow from the rain gardens will leave the site via grassed level spreaders. We considered
piping the stormwater to the Munjoy Street combined sewer, but preserving the existing drainage will
direct the stormwater towards Moody and Wilson Streets, which are proposed to be separated.

Stormwater Management - Quantity:

In our opinion, the combination of reducing the site’s impervious area and constructing the proposed rain
gardens will reduce peak runoff rates during rainfall events when compared with runoff rates of pre-
development conditions. This, in turn, will reduce the burden on the City’s drainage system.

Ransom Project 141.06157 Page 2
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65 Munj oy Street: Post-Construction Stormvater Conpliance Requirenents

The Applicant shall maintain the BWMPs in accordance with the
approved plan and shall denonstrate conpliance with the plan as

foll ows:

(a)

(b)

(c)

(d)

(e)

| nspections. The owner or operator of a BWP shall hire a
qualified post-construction stormvater inspector to at

| east annually, inspect the BMPs, including but not limted
to any parking areas, catch basins, drainage swal es,
detenti on basins and ponds, pipes and rel ated structures,
in accordance with all rmunicipal and state inspection,

cl eani ng and nai ntenance requirenents of the approved post-
construction stormiat er managenent pl an.

Mai nt enance and repair. |f the BVMP requires mai ntenance,
repair or replacenent to function as intended by the
approved post-construction stormvater managenent 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 shal
provide a record of the deficiency and corrective action(s)
to the department of public services (“DPS”) in the annual
report.

Annual report. The owner or operator of a BMP or a
qual i fied post-construction stormvater inspector hired by
t hat person, shall, on or by June 30 of each year, provide
a conpleted and signed certification to DPS in a form
provi ded by DPS, certifying that the person has inspected
the BMP(s) and that they are adequately naintai ned and
functioning as intended by the approved post-construction
stormnwat er managenent plan, or that they require

mai nt enance or repair, including the record of the
deficiency and corrective action(s) taken.

Filing fee. Any persons required to file and annual
certification under this section shall include with the
annual certification a filing fee established by DPS to pay
the adm nistrative and technical costs of review of the
annual certification.

Right of entry. In order to determ ne conpliance with this
article and with the post-construction stormater
managenent plan, DPS may enter upon property at reasonable

hours with the consent of the owner, occupant or agent to
i nspect the BMPs.



65 Munjoy Street: Stormwater BMP Inspection and Maintenance Log

The City of Portland, M E requires ongoing annual inspectionsto ensure the
proper maintenance and operation of stormwater management facilities.
I nspections must be conducted by third parties qualified by the City.

A. General Information

Use only one Cover Sheet per site with as many specific structural BMP Inspection Report attachments as needed.

Attach required color digital photos of site, structures and devices as applicable with captions.

Project Name: 65 Munjoy Street

Parcel Map, Block
and Lot:

BMP Owner: AdamsAppleLLC

30 Danforth Street
Suite 213, Portland ME

003 M005

Owner Mailing

Address:
Owner Phone #: (207) 272-8550
owner Email: ethan@anewdevelopment.
com

B. Inspection Report Attachments

Please document the number of each structural BMP type found at this site in the blank spaces provided below. Use
additional Attachments if / as needed and submit all Attachments together with the Cover Sheet as a single report.

BMP Type
Vegetated Areas
Rain Garden Areas

Parking-Driveway Area

Page 1 of 4

Inspection Date:
Current Weather:

Date / Amount Last Precip:

3PI Company:

3Pl Mailing Address:

Inspector Name:

Inspector Phone #:

Inspector Email:

Number BMPs at site



Other (describe

C. Inspection Results
FAIL**

** If any one item on an Inspection Report attachment is coded as "Work Needed" then entire BMP fails inspection.
** If a site has multiple BMPs and one fails inspection, mark as "Fail" until all BMPs pass inspection.
Note: Applicable BMP Inspection Reports and confirmatory color digital photos summarizing required repairs must be submitted

to the City following completion of the preliminary inspection. A re-inspection and certification must be completed within 60 days

of the failed preliminary report. It is recommended that the inspector be part of the repair / maintenance process to ensure that
repairs are performed properly.

PASS

Note: a qualified professional (as determined by the City) must sign below and include all applicable Inspection Report
attachments and confirmatory digital color photos with captions.

D. Professional Certification (as qualified by City of Portland Stormwater Program Coordinator)

To be completed only when all BMPs at this site are functioning as designed with no outstanding maintenance issues.

II

, as a duly qualified third party inspector attest that a thorough inspection has
been completed for ALL applicable BMPs that are associated with this particular site. All inspected structural BMPs are

performing as designed and intended and are in compliance with the provisions of the City Portland’s Standards

Signature:

Date:

Form Adapted from the City of South Portland’s Annual Structural BMP Inspection Report Cover Sheet

Page 2 of 4



7-9 May Street Post-Construction Stormwater BMP Third Party Inspection Report

Date:

General I nformation

Observations

Inspection duration (hours)

Days since last precipitation

Quantity of last precipitation (in)

Type of inspection

Plantings are healthy

Storm event
Current weather
Photos taken [J Yes 1 No I NA
Nearby natural resources [J Yes J No LI NA
Copy of ESC plan [J Yes [J No L] NA
MEDEP Permit # (if applicable)
General info notes
Vegetated Areas Observations
No bare areas (< 90% covered) with sparse growth [J Yes 1 No LI NA
No erosion [J Yes J No L NA
Vegetated area notes
Rain Garden Areas Observations
Accumulated sediments and debris (trash) within the infiltration 0 Yes [J No 1 NA
area have been removed and legally disposed of
Native grasses mowed. Required twice a year [ Yes O No I NA
Grades as shown on the Drainage & Utilities Plan — C1 have been 0 Yes [J No I NA
retained
[J Yes J No L] NA

Rain Garden Notes

that they not befilled in.

Therain garden areas are shallow depressions intended to slow and infiltrate stormwater run-off and it is critical

Parking/Driveway Area

Accumulated winter sand has been cleared [J Yes J No LI NA
Pavement swept to help remove sediment [J Yes [J No L] NA
No stormwater isimpeded by accumulations of material [J Yes J No L NA

Notes:

Page 3 of 4




7-9 May Street Post-Construction Stormwater BMP Third Party Inspection Report

Other Comments Observations

Corrective action needed L] Yes J No 0 NA

If corrective action in needed, please explain detail

Verbal notification provided to responsible party I Yes [J No

Verba notification contact

Follow up required L Yes O No

Final comment notes

Photos (use additional pages as needed)

Review Notes

Date Reviewed:
Reviewed by:
Date entered:
Date edited:
Edited by:

Page 4 of 4



65 Munjoy Street, Portland, Maine

STORMWATER DRAINAGE SYSTEM
MAINTENANCE AGREEMENT AND
RELEASE FROM LIABILITY
IN CONSIDERATION OF the site plan and subdivision approval granted by the Planning Board

of the City of Portland to a plan entitled 65 Munjoy Street: Civil and L andscape Drawings

prepared for Adams Apple L L C, by Ransom Consulting, Inc. dated December 11, 2015

recorded in the Cumberland County Registry of Deeds in Plan Book , Page

(the “Plan”) and pursuant to a condition thereof, Adams Apple L L C (owner) having amailing
address of 30 Danforth Street, Suite 213, Portland, Maine 04101, the owner of the subject

premises, does hereby agree, for itself, its successors and assigns (the “Owner”), as follows:

M aintenance Agreement

That it will, at its own cost and expense and at al times in perpetuity, maintain in good repair
and in proper working order the stormwater drainage system, as shown on said plan,

including but not limited to the rain gardens, roof drain outlet level spreadersand drainage

swales in strict compliance with the Maintenance of Facilities as described in 65 M unjoy Street

Stor mwater M anagement Narrative and the 65 Munjoy Street Stor mwater | nspection and

Maintenance Log (Stormwater Management Plan) dated December 11, 2015 and Chapter 32

of the Portland City Code. Owner of the subject premises further agrees to keep a Stormwater
Maintenance Log that will be made available for inspection by the City of Portland upon
reasonable notice and request.

This Agreement is for the benefit of the said City of Portland and al persons in
lawful possession of the property; further, that the said City of Portland may enforce this
Agreement by an action at law or in equity in any court of competent jurisdiction;
further, that after giving the Owner written notice as described in this Agreement, and a
stated time to perform, that the said City of Portland, by its authorized agents or
representatives, may, but is not obligated to, enter upon the property in question to
maintain, repair, or replace said stormwater drainage system, including but not limited

to the rain gardens, roof drain outlet level spreaders and drainage swales thereon in

the event of any failure or neglect thereof, the cost and expense thereof to be reimbursed
in full to the said City of Portland by the Owner upon written demand. Any funds owed
to the City under this paragraph shall be secured by alien on the property.

This Agreement shall bind the undersigned only so long as it retains any interest in



said premises, and shall run with the land and be binding upon the Owner’s successors and
assigns as their interests may from time to time appear. The Owner agrees to provide a copy
of this Agreement to any successor or assign and to forward to the City an Addendum
signed by any successor or assign in which the successor or assign states that the successor or
assign has read the Agreement, agreesto al its terms and conditions.

For the purpose of this Agreement the real estate shown by chart, block and lot number
in the records on file in the City Assessor’s office shall congtitute “the property” that
may be entered by the City and liened if the City is not paid all of its costs and charges
following the mailing of a written demand for payment to the Owner pursuant to the process
and with the same force and effect as that established by 36 M.R.S.A. 88 942 and 943 for redl
estate tax liens.

Any written notices or demands required by this Agreement shall be complete on the date
the notice is mailed to the owner of record as shown on the tax roles on file in the City
Assessor’s Office. If the property has more than one owner on said tax rolls, service shall be
complete by mailing it to only the first listed owner. The failure to receive any written notice
required by this Agreement shall not prevent the City from entering the property and performing
maintenance or repairs on the stormwater system, or any component thereof, or liening it or
create a cause of action against the City.

Dated a Portland, Mainethis  day of , 20

By:
Its:

STATE OF MAINE
CUMBERLAND, ss. Date:

Personally appeared the above-named and
acknowledged the foregoing instrument to be his’his free act and deed in hls/her said capacity,
and the free act and deed of said

Before me,

Notary Public/Attorney at Law

Print name:




Project Consistency with City Master Plans

The proposed subdivision is precisely the type of development that is encouraged by
Portland’s Comprehensive Plan. It meets multiple comprehensive plan goals, including at least the
following, each of which is discussed in more detail below:

FUTURE LAND USE PLAN

o Encourage orderly growth and development in appropriate areas, making efficient use of
public services and preventing development sprawl. (State Goal A, Comprehensive Plan,
Vol. I, Portland’s Goals and Policies for the Future, p. 21);

e In the R-6 zone, encourage the existing compact lot development pattern typically found
on the peninsula. (Comprehensive Plan, Vol. II, Future Land Use Plan, p. 65)

HOUSING POLICIES

e Advance the overall goal of maintaining a 25% share of Cumberland County’s population,
taking advantage of the City’s capacity to accommodate more people (Comprehensive
Plan, Vol. I, Portland’s Goals and Policies for the Future, p. 21-22);

e Create new housing to support Portland as an employment center and to achieve an
improved balance between jobs and housing. (Comprehensive Plan, Vol I, Portland’s
Goals and Policies for the Future, pp. 21-22);

e Ensure that an adequate supply of housing is available to meet the needs and preferences
of all Portland households, including a continuum of options across all income levels.
(Comprehensive Plan, Vol I, Portland’s Goals and Policies for the Future, p. 44);

e Identify vacant land and redevelopment opportunities throughout the City to facilitate the
construction of new housing. (Comprehensive Plan, Vol I, Portland’s Goals and Policies

for the Future, p. 44);

e Promote residential densities that are consistent with past development patterns. (Housing:
Sustaining Portland’s Future, p. 27);

SUSTAINABILITY

e Increase efficient use of transportation resources by avoiding decentralizing land use
trends and supporting land use patterns that favor density and concentration.
Comprehensive Plan, Vol I, Transportation Resources, T-7-8);

e Design housing to use new technologies and materials that reduce costs and increase
energy efficiency. (Comprehensive Plan, Vol I, Portland’s Goals and Policies for the
Future, p. 22)




A. Future Land Use Plan

In accordance with the mandate of the State Growth Management policies, the City
designated all properties zoned R-6 as part of the growth area. However, the Future Land Use Plan
went beyond that simple designation to assert that Portland needs growth to sustain it as a healthy city
and to maintain its role as the economic, cultural and residential center for the region. (p. 55).

Ideally, that growth will “provide housing near employment centers, support public transportation
attract families with children, expand the tax base, and stabilize neighborhoods.” (p. 55) ’

In looking at where that growth can be accommodated within Portland, it found that only
9.75% of land in all residential zones is vacant, and in the highest density residential zone, the R-6
zone, only 2.77% of the land is vacant. As a way to foster the growth necessary to a healthy future
the Future Land Use Plan specifically endorses the recommendation, first made in Housing: ’
Sustaining Portland’s Future, to “rewrite[e] the zoning ordinance to encourage new housing and
eliminate[e] barriers to development by allowing greater housing density and more efficient use of
vacant land, infill lots, and redevelopment opportunities.” (Future Land Use, p. 55) The Future Land
Use Plan notes with approval that amendments are in process to make more of the vacant land
available for development, stating:

Currently, the R-6 Zone Amendments for Small Lot Infill Development are being prepared to
allow undersized vacant lots to be developed at former density and setback requirements. The
intent of these amendments is to encourage new housing on small infill lots in a2 manner
consistent with the existing compact lot development pattern typically found on the peninsula.

(p. 65)

B. Housing Policies

L

Increased residential housing is viewed as a key to maintaining the health of the City. It is not
sufficient for it merely to be an employment center for people to commute to by day, while living in
and paying real estate taxes to suburban towns. The housing component of the comprehensive plan,

Housing: Sustaining Portland’s Future, calls for Portland to accommodate housing for more people so
that the City increases to and then maintains a 25% share of the county’s population. (p. 53)

One fundamental housing goal is to increase the supply of housing. To further that goal, the
housing plan states the City should strive to ensure the construction of a diverse mix “that offers a
continuum of options across all income levels.” (p. 29) The City should also encourage higher
density housing, “particularly located near services, such as schools, businesses, institutions,
employers, and public transportation.” (p. 30) Particular emphasis is placed on encouraging infill
development, and housing within and adjacent to the downtown. In furtherance of the goal of
developing a broad range of housing, it states the City should “[e]ncourage opportunities for the
development of homes that are attractive to those households moving up in the real estate market . . .
so Portland can remain competitive with surrounding suburban communities. (p. 32) Additional
supply-based objectives include “identify[ing] vacant land and redevelopment opportunities
throughout the city to facilitate the construction of new housing” and “[p]romot[ing] Portland as a
Pro-Housing Community.” (p. 33) While some parts of the housing plan emphasize affordable
assisted housing, it states “the need for market rate housing for mid and higher income households is
also critically important to Portland’s future. Eliminating barriers to housing development and
supporting market rate projects through the approval process can assist in this.” (p. 62b)




Another basic housing plan goal is to maintain neighborhood stability and integrity. The plan
calls for the City to “[e]ncourage innovative new housing development which is designed to be
compatible with the scale, character, and traditional development patterns of each individual
residential neighborhood.” (p. 44) The plan advocates “work[ing] with owners and developers to
find productive uses for vacant and underutilized lots.” (p. 45) The plan makes it clear that it is not
trying to encourage suburban, single-story ranch house infill development that was typical of prior
periods. Instead the 2002 plan values traditional patterns of development and residential density, and
criticizes the fact that (particularly in the R-6 zone) the traditional development pattern cannot be
replicated under the zoning then in effect. (p. 27) Since that date, the City has implemented the R-6

develo_pment,

C. Sustainability

The land use policy promoting infill development and increased housing stock in close
proximity to downtown, discussed above, has been identified by the City as an important part of
creating environmental and economic sustainability. (“Sustainable Portland”, Final Report of the
Mayor’s Sustainable Portland Taskforce, November, 2007). The proposed development is consistent

with these goals.

Similarly, the Sustainability Report identified green building as an important means for
reducing pollution and our collective carbon footprint. (Id., p. 6) This building is designed to have
numerous green features including: all landscaping native species; roof water runoff collected in rain
barrels for irrigation; building envelope sealed to prevent air leaks with insulation well above present
construction standards; energy efficient windows with largest oriented to optimize solar gain and
windows located for cross natural ventilation, without air-conditioning systems; energy efficient
systems and appliances, air exchangers, and radiant floor heat in each unit; low VOC paints, glues
and sealants; roof light color to prevent heat build up; and many green building materials, flooring,
siding, and recycled products.




Solid Waste M anagement Plan: 65 M unjoy Street

Solid waste and recycling will be collected curbside by the city using pay per use purple
bags and approved recycling bins. Appropriate trash containers will be placed in the
mechanical storage room for weekly storage.
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NFPA Code Summary

Building Area Information

Building Footprint: 3,336 SF
R-2 Net: 7,307 SF
Parking Net: 1,345 SF
Building Gross: 10,008 SF
NFPA Code Overview
Use: New Residential Apartment Building & New Storage
Construction: No minimum requirement
Sprinkler: NFPA 13R (Supervised to meet standards set forth in Chapter 10 Atrticle VIII
of the City of Portland )

Occupancy: 41 Occupants
NFPA 10
NFPA 10 6.2.1.1 Each floor shall have a single (2) unit Class A Fire Extinguisher
NFPA 101
3.3.32.5 New Building
6.1.8.15 Residential Occupancy — Apartment Building (Chapter 30)
6.1.13.1 Storage — Enclosed Parking Structure (Chapter 42)
6.1.14.4.3 1 hour separation required in sprinkled building
6.2.2.3 Ordinary Hazard Contents
7.1.3.1 Exit access corridors shall have one-hour fire resistance rating
7.1.3.2.1 Stairs three stories or fewer shall have one-hour fire rating
7.1.51 Min headroom: 7°-6”
7.1.6.3 Cross Slope limited to 1:48
7.2.1.2.3.2 Egress door min clear width: 32”
7214 Door swing and force to open shall comply with this section
7215 Door locks, latches and alarms shall comply with this section
722211 Maxriser height: 77

Min Tread depth: 11”

Min headroom: 6'-8”
7.2.2.2.1.2 Min stair width; 36" (for occupancy under 50)
7.2.2.3.2.3 Min landing depth: stair width
7.2.2.4.41 Handrail height: 36”
7.22.4.46 Handrail shape: 1 2" circular cross section
7.2.2.4.49 Handrails shall return to wall or newel post
7.2.2.4.410 Handrails shall extend 12" at top of stair and one tread length at bottom
7.2.2.452 Min guard height: 42”
7.2.2.4.5.3 Open guards shall not allow the passage of a 4” sphere
72254 Stairway identification shall comply with this section.
7.2.6.3 Stair discharge shall have a 1-hr fire resistance rating.

bildarchitecture.com e evan@bildarchitecture.com < (207)408-0168
PO Box 8235, Portland, ME 04104 < 30 Danforth Street, Suite 213, Portland, ME 04101
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7.2121.1  Sprinkler precludes need for area of refuge in stair.
7312 Occupancy Load
Residential Apartment: 200 gross at 7307sf is 37 occupants

Storage: 500 gross at 1345sf is 3 occupants
Total Occupant Load: 40 occupants
7.3.4 Min Egress width; 36"
7411 See 30.2.4.4
7.8 Egress lllumination shall be in accordance with this section.
7.9 Emergency Lighting shall be in accordance with this section.
7.10 Marking for means of egress shall comply with this section.
30.1.2.3 Dwelling units allowed over parking when either:

e Parking is sprinkled with NFPA 13 system or
e Uses are separated with a 1-hour fire rating
fire resistance rating.
30.1.6 No minimum construction requirements
30.2.1.1 Means of Egress shall comply with Chapter 7 and Chapter 30
30.2.4.4 Single stair permitted from building given
Less than 3 stories
Less than 3 units/floor
No basement
No distance from unit door to stair
1-hr rated stair
Self-closing doors
No corridors
e ' hrrating between units
30.2.5 Common Path Limit: 50’
30.25.42 Dead-End Limit: 50’
30.2.6.2 Max Travel Distance within unit (sprinkled): 125’
30.2.6.32 Max Travel Distance from unit door to exit (sprinkled): 200’
30.3.4 Fire detection and alarm system shall comply with this section.
30.34.5 Smoke alarms shall be installed:
In every sleeping area
Outside every sleeping area
At least one on each level
30.35.2 Sprinkler system NFPA 13R permitted for four or fewer stories.
30.3.6.1.2  Corridor walls (sprinkled): V2 hour
30.3.7.2 Dwelling unit separation (sprinkled): 2 hour

42.1.6 No minimum construction requirements
42.2.41 Single means of egress allowed within common path of travel limit.
42.2.5 Dead End Corridor: 100’
Common Path of Travel: 100’
42.2.6 Maximum Travel Distance: 400’

bildarchitecture.com e evan@bildarchitecture.com < (207)408-0168
PO Box 8235, Portland, ME 04104 < 30 Danforth Street, Suite 213, Portland, ME 04101
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Design Standards Assessment
Overall Context

The design for the 65 Munjoy Street is contextual in massing, articulation and materials, while
utilizing contemporary details. The Flats offer apartment units in the traditional triple-decker style
that is found throughout Portland and on Munjoy Hill. The unit density to land area ratio is
comparable to nearby areas on Munjoy Hill.

Massing and Orientation to the Street

The form of the building is manipulated to create a massing that is similar to the surrounding
buildings while allowing for a building footprint and circulation that is more efficient than two
separate buildings. Off-street parking is concealed at the side of the building.

The main entrance of the Flats opens to the street, and is sheltered by a canopy. The windows on
the street fagade are arranged in a symmetrical and rhythmic pattern. The project proposes to
provide designed space at the sidewalk edge with intentional landscaping.

Proportion, Scale and Balance

The Flats are designed with the common triple-decker as the model for proportion and scale. The
building height, massing of the facade, and window arrangement seek to replicate the classic
triple-decker building type.

Articulation and Materials

The articulation of details for the Flats seeks to utilize contemporary design within the contextual
massing and proportion framework. The cornice and canopy are articulated with rough cut cedar
as opposed to painted trim. The windows consist of fixed upper windows paired with lower awning
windows instead of less energy efficient double-hung windows. While the primary masses of the
building are clad in traditional clapboard, the base and highlight material will be a stained board
and batten.

bildarchitecture.com e evan@bildarchitecture.com < (207)408-0168
PO Box 8235, Portland, ME 04104 < 30 Danforth Street, Suite 213, Portland, ME 04101



RIPCORD ENGINEERING
PO BOX 4175

PORTLAND, ME 04101
(207) 331-7900 RIPCORD

ENGINEERING

Mr. Evan Carroll

30 Danforth Street Suite 213
Portland, Maine

04101

December 6, 2015
Mr. Carroll,

The HVAC design effort for the multi-family residential project at 65 Munjoy Street has not yet begun in
earnest, however Ripcord Engineering will specify that all HVAC equipment will meet any applicable
state and federal emissions requirements.

Sincerely,

/
(L

SONIA M. BARRANTES, P.E.
RIPCORD ENGINEERING

15-008 - 65 MUNJOY STREET
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GEOENGINEERING SERVICES

Geotechnical Report

New Residential Building
65 Munjoy Street
Portland, Maine

Prepared for:

Anew Development
17 Chestnut Street, PO Box 201
Portland, Maine 04112

Prepared by:

Summit Geoengineering Services
P.O. Box 7216
Lewiston, Maine

Project #15232
November 2015

145 Lisbon St., Lewiston, Maine 04240, (207) 576-3313
173 Pleasant Street, Rockland, Maine 04841, (207) 318-7761
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GEOENGINEERING SERVICES

November 19, 2015
Summit #15232

Ethan Boxer-Macomber

Anew Development

17 Chestnut Street, PO Box 201
Portland, Maine 04112

Reference:  Geotechnical Engineering Report, Proposed Residential Building
65 Munjoy Street, Portland, Maine

Dear Ethan,;

We have completed the geotechnical investigation for the construction of a new residential
building at 65 Munjoy Street in Portland, Maine. Our scope of services included performing five
test borings at the site and preparing this report summarizing our findings and geotechnical
recommendations.

Our scope of services for this project did not include an environmental site assessment or further
investigation for the presence or absence of hazardous or toxic material on, below, or around the

site.

1.0 Site and Project Description

We understand that the project consists of the construction of a new 3 story residential building
with a footprint of approximately 3,300 square feet (60 feet by 55 feet). We further understand
that the building is a slab-on-grade structure in the southern half and contains a car port at
ground level in the northern half. The building will be wood framed and is proposed to have a
conventional frost wall foundation.

The site, approximately 0.15 acres, is currently a paved parking lot sandwiched between two
wood framed homes. The site is relatively flat.

Phase I and Phase II ESA’s have been completed at the site by others. Based on the results of
these studies, a soil management plan was recommended and will be implemented. We
understand that the contaminated soil will be removed from the site and transported to a
recycling facility. The excavated soil will be replaced to existing grade with uncontaminated
granular soil.

145 Lisbon St., Lewiston, Maine 04240, (207) 576-3313
173 Pleasant Street, Rockland, Maine 04841, (207) 318-7761
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GEOENGINEERING SERVICES

2.0 Explorations

Summit Geoengineering Services (SGS) drilled a total of five borings at the site on October 20,
2015. The borings were located by Summit by taping from existing site features. The borings
were completed using 2%4-inch hollow stem augers. Borings were drilled from 12 to 17 feet
below the existing ground surface. Refusal in boring B-3 was encountered at a depth of 13.5
feet. Standard split spoon samples were obtained at the surface and at 5 foot intervals.

The location of the borings is shown on the Test Boring Location Plan in Appendix A. Logs of
the explorations are included in Appendix B.

3.0 Subsurface Conditions

The soil at the site generally consists of the following materials and thicknesses.

Pavement, 2 to 2-1/2 inches

Fill, 4.5 to 7.5 feet

Marine Regressive, 3.5 to 4 feet (B-3 and B-4 only)
Glacial Till, 5 to greater than 10 feet

Bedrock (13.5 feet at B-3)

The fill soil, encountered at all the boring locations, varies from brown to dark brown silty sand
to brown sand with a little gravel. The fill contained a trace to little ash. No organics or other
unsuitable materials were encountered. A 12 inch thick topsoil layer was encountered in B-4
from a depth of 3.5 to 4.5 feet. A slight petroleum odor was observed at the B-1 and B-5
locations. A strong petroleum odor was observed at the B-2 location. SPT-N values in the fill
ranged from 2 to 16 blows per foot (bpf) and averaged 7 bpf.

The marine regressive layer, encountered at the B-3 and B-4 locations at depths of 5 and 4.5 feet,
respectively, is described as brown clean (no fines) sand or gravelly sand. SPT-N values in the
till ranged from 14 to 28 and averaged 22 bpf. This soil was dry and is classified as SP in
accordance with the Unified Soil Classification System.

The glacial till soil, encountered at depths ranging from 6.5 to 8.5 feet, ranges from olive-gray
sandy silt with gravel and clay to olive-gray silt with sand, gravel, and clay. SPT-N values in the
till ranged from 40 to 57 and averaged 45 bpf. This soil is classified as ML.

Refusal, presumed to be bedrock, was encountered at a depth of 13.5 feet at the B-3 location.
Refusal was not encountered at the other boring locations. Samples of the bedrock were not

taken. Based on maps published by the Maine Geological Survey, the bedrock is part of the

Spring Point Formation consisting of greenish-gray biotite-quartz schist and amphibolite.
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Groundwater was observed at a depth of 5.1 feet at the B-2 location approximately 2 hours after
completion of the drilling. Groundwater was not observed at the other boring locations. The
sidewalls of the boreholes collapsed at depths of 6, 3.8, and 6.2 feet at the B-3, B-4, and B-5
locations, respectively. Collapsing of boreholes may indicate the groundwater level, but not
definitely.

4.0 Foundation Design Recommendations

4.1 Allowable Bearing Pressure

We understand that the contaminated soil at the site will be removed and replaced. Based on the
soil conditions observed in the borings and discussions at a project meeting, we recommend that
5 feet of soil be removed within the building footprint. This material should be replaced with
Structural Fill (SF), specified below.

Based on the above and the required minimum frost depth, the exterior footings will be
constructed on SF placed and compacted over the fill or marine regressive soil. The interior
footing will be constructed on at least 3 feet of SF. We recommend that the interior and exterior
footings for the proposed building be proportioned using an allowable bearing pressure of 4,000
psf. Column locations and loads were not available for this report. Assuming typical loading
conditions for this type of building, total settlement for this allowable bearing pressure is
estimated to be less than 1/2 inch and differential settlement will be negligible. This bearing
pressure and associated settlement are based on the following conditions:

e Atleast 5 feet of existing soil is removed from the site.
e The exposed soil within the building footprint beneath the removed fill is proofrolled
by making a minimum of 4 passes in each of two perpendicular directions using a

vibratory roller with a minimum operating weight of 10 tons.

e The building footprint is backfilled with Structural Fill (SF), specified below, placed
directly on the proofrolled soil.

SF should meet the following gradation requirements (MDOT 703.06, Type D).

STRUCTURAL FILL (SF)
Sieve Size Percent finer
3 inch 100
% inch 35to0 80
1/4 inch 25 to 65
No. 40 0to 30
No. 200 0to7
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SF should be placed in a maximum of 12 inch lifts and be compacted to a minimum of 95% of
ASTM D1557. The maximum particle size should be limited to 6 inches.

4.2 Frost Protection

Based on the required frost protection depth, exterior footings should be constructed at a
minimum depth of 4 feet below the exterior finished grade. This frost protection depth is based
on a design air-freezing index of 1,250-degree days for the Portland area.

We recommend that the exterior of the foundation walls be backfilled with SF as described
above. As an alternative, Foundation Backfill (FB) soil meeting the following gradation
specification (MDOT 703.06 Type E) can be used:

FOUNDATION BACKFILL
Sieve Size Percent finer
3 inch 100
Y4 inch 25 to 100
No. 40 0to 50
No. 200 0to7

Reference: MeDOT Specification 703.06, Type E

The maximum particle size should be limited to 6 inches. The Foundation Backfill should be
compacted to a minimum of 95 percent of its maximum dry density, determined in accordance
with ASTM D1557.

4.3 Groundwater Control

Groundwater was observed at the B-2 location at a depth of 5.1 feet. Groundwater was not
observed in the other borings. Based on this perimeter underdrains are not strictly necessary at
this site. Consideration should be given to the potential for contaminated groundwater to collect
in the underdrain. With the above in mind, in order to account for potential changes in local and
regional hydrogeology and infiltration of regionally generated surface water runoff, it may be
desirable to install exterior perimeter underdrains. If used, perimeter underdrains should consist
of 4 inch rigid perforated PVC placed adjacent to the exterior footings and surrounded by a
minimum of 6 inches of crushed stone wrapped in filter fabric to prevent clogging from the
migration of the fine soil particles in the foundation backfill soils. The underdrain pipe should
be outlet to a location where it will be free flowing.
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4.4 Seismic Design

The subgrade profile at the site is categorized as Site Class D, “Stiff Soil” in accordance with the
2012 International Building Code (IBC). The following seismic site coefficients should be used:

2009 IBC SEISMIC COEFFICIENTS
Seismic Coefficient Site Class D
Short period spectral response (Ss) 0.240
1 second spectral response (S1) 0.078
Site coefficient (Sms) 0.384
Site Coefficient (Spi1 ) 0.187
Design short period spectral response (Sps) 0.256
Design 1 second spectral response (Spi1) 0.125

Soils susceptible to liquefaction were not encountered in the borings.
4.5 Slabs on Grade — Heated Areas

Site preparation will include removal of up to 5 feet of the existing fill and replacement with SF
within the building footprint. Typically we recommend the slabs-on-grade in heated areas be
constructed on a minimum 12-inch thick layer of Structural Fill (SF). Based on this, the slab can
be constructed directly on the replacement SF. Refer to Section 4.1 above.

The slabs can be designed using a subgrade modulus value of 175 pci for the above subgrade
conditions.

4.6 Slabs-on-Grade — Unheated Areas

As described above, exterior slabs within the building footprint can be placed directly on the
replacement fill soil. We recommend that slabs on grade in unheated areas outside the building
footprint (or outside the SF replacement area) be placed on a minimum of 30 inches of SF in
order to provide frost heave protection. We further recommend that concrete slabs at entrances
be constructed on a frost wall foundation. This construction method will exclude potential slab
movements from interfering with doors.

5.0 Pavement Section Design

The mean annual freezing index for the Portland area is approximately 900 degree F days. The
mean annual frost penetration depth for this freezing index and the soil at the site is
approximately 30 inches.
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Based on the subgrade soil conditions and the anticipated traffic (cars and light trucks traveling
at low speeds) we recommend a minimum total pavement section thickness of approximately
60% of the mean annual frost penetration depth, or 18 inches. We further recommend that the
pavement section consist of the following materials.

PAVEMENT SECTION MATERIAL THICKNESSES
Material Thickness (in) Specification
Asphalt Surface Course 3/4 MeDOT 703.09 Type 9.5 mm
Asphalt Binder Course 2-1/4 MeDOT 703.09 Type 19 mm

Base Soil 3 MeDOT 703.06 Type A
Subbase Soil 12 MeDOT 703.06 Type D

The material specifications are referenced to the 2014 Maine Department of Transportation
Standard Specifications.

We recommend that the subgrade soil in pavement areas be proofrolled as described in Section
4.1 above. Subbase and Base soil can each be placed in a single lift. These soils should be
compacted to a minimum of 95 percent of their maximum dry density, determined in accordance
with ASTM D1557, Modified Proctor Density.

In areas within the building footprint, the asphalt courses can be placed on 3 inches of Type A
soil placed and compacted directly on the Structural Fill.

Groundwater is not an issue for pavement areas at this site and pavement underdrains are not
necessary.

6.0 Construction Considerations

The composition of the existing fill is primarily mineral. The majority of the fill at the site will
be removed from the site and therefore will not be available for re-use at the site.

The existing fill soil is classified as OSHA Type C. Temporary slopes deeper than 4 feet in the
existing fill soil should be sloped no steeper than 1.5H:1V.

We understand that excavations to remove the existing soil may come close the existing houses.
If the sides of the excavation cannot be sloped shoring may be required. One option may be to
use large precast concrete blocks (“waste blocks™), jersey barriers, or other temporary barriers.

145 Lisbon St., Lewiston, Maine 04240, (207) 576-3313
173 Pleasant Street, Rockland, Maine 04841, (207) 318-7761



MM

GEOENGINEERING SERVICES

The groundwater is anticipated to be below the bottom of excavations and temporary dewatering
of excavations should not be necessary.

7.0 Closure

Our recommendations are based on professional judgment and generally accepted principles of
geotechnical engineering. Some changes in subsurface conditions from those presented in this
report may occur. Should these conditions differ materially from those described in this report,
Summit should be notified so that we can re-evaluate our recommendations.

Finished grades and foundation loads were not available for this report. We recommend that
SGS be given an opportunity to review the grading and foundation plans to confirm that the
assumptions used to generate the recommendations in this report are valid.

We appreciate the opportunity to provide geotechnical engineering services on this phase of the
project. If there are any questions please do not hesitate to contact me.

Sincerely,
Summit Geoengineering Services, Inc.

e A

William M. Peterlein, P.E.
Principal Geotechnical Engineer
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APPENDIX A

TEST BORING LOCATION PLAN
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APPENDIX B

BORINGS LOGS



EXPLORATION REPORT COVER SHEET

The exploration report has been prepared by the geotechnical engineer from both field and laboratory
data. Differences between field logs and exploration reports may exist.

It is common practice in the soil and foundation engineering profession that field logs and laboratory data
sheets not be included in engineering reports, because they do no represent the engineer’s final opinion as
to appropriate descriptions for conditions encountered in the exploration and testing work. The field logs
will be retained in our office for review. Results of laboratory tests are generally shown on the borings
logs or are described in the text of the report as appropriate.

Drilling and Sampling Symbols:

SS = Split Spoon

ST = Shelby Tube — 2” OD, disturbed
UT = Shelby Tube — 3” OD, undisturbed
HSA = Hollow Stem Auger

CS = Casing — size as noted

Sv = Vane Shear

PP = Pocket Penetrometer

RX = Rock Core — size as noted

Hyd = Hydraulic advance of probes

WOH = Weight of Hammer

WOR = Weight of Rod

GS = Grain Size Data

PI = Plasticity Index

LL = Liquid Limit

w = Natural Water Content

USCS = unified Soil Classification System

Water Level Measurements:

Water levels indicated on the boring logs are the levels measured in the boring at the times indicated. In
pervious soils, the indicated elevations are considered reliable groundwater levels. In impervious soils,
the accurate determination of groundwater elevations may not be possible, even after several days of
observations; additional evidence of groundwater elevations via observation or monitoring wells must be
sought.

Gradation Description and Terminology:

Boulders: Over 8 inches Trace: Less than 5%
Cobbles: 8 inches to 3 inches Little: 5% to 15%
Gravel: 3 inches to No.4 sieve Some: 15% to 25%
Sand: No.4 to No. 200 sieve Silty, Sandy, etc.: Greater than 25%
Silt: No. 200 sieve to 0.005 mm

Clay: less than 0.005 mm

Density of Granular Soils and Consistency of Cohesive Soils:

CONSISTENCY OF COHESIVE SOILS DENSITY OF GRANULAR SOILS
SPT N-value blows/ft Consistency SPT N-value blows/ft Relative Density
0to?2 Very Soft 0to3 Very Loose
3to4 Soft 4t09 Loose
5to8 Firm 10 to 29 Compact
9to 16 Stiff 30 to 49 Dense
17 to 32 Very Stiff 50 to 80 Very Dense
>32 Hard




SOIL BORING LOG Boring #: B-1
M M Project: Anew Orbit Project #: #15232
Location: 65 Munjoy Street Sheet: lof1
GEOENGINEERING SERVICES City, State: Portland, Maine Chkd by:
Drilling Co: Summit Geoengineering Services Boring Elevation: Not Available
Driller: C. Coolidge, P.E. Reference:
Summit Staff:  B. Peterlein, P.E. Date started: 10/20/2015 Date Completed: 10/20/2015
DRILLING METHOD SAMPLER ESTIMATED GROUND WATER DEPTH
Vehicle: Tracked |Length: 24" SS Date Depth Elevation Reference
Model: AMS Po AMS Diameter: 2"0D/1.5"ID 10/20/2015 None Observed
Method: Auger Hammer: 140 Ib
Hammer Style: Auto Method: ASTM D1586
Depth SAMPLE Geological/ Geological
(ft.) No. | Pen/Rec (in) | Depth (ft) | blows/6" | Neo DESCRIPTION Test Data Stratum
S-1 24/8 Oto2 4 2" Pavement
1 4 Black to dark brown silty SAND mixed with gray Ash,
3 moist, loose, SM FILL
2 2
S-2 24/12 2to4 2 Same as above
3 2 slight petroleum odor
2
4 2
5 -
S-3 24/18 5to7 2 Brown Silty SAND, trace Gravel, trace Ash, wet,
6 6 compact, SM
10 e
7 12 Brown medium to fine SAND, little Silt, moist, compact,
S-4 24/24 7t09 17 SM
8 17 Dark gray Sandy SILT, little Clay, trace Gravel,
17 moist, compact, ML
9 28 GLACIAL TILL
10
S-5 24/24 10to 12 24 Same as above
11 23
27
12 29
13
14
15
S-6 15to 17 18 Same as above
16 27
30
17 50
End of Boring at 17 ft
18
19
20
21
22
Granular Soils Cohesive Soils % Composition |NOTES: PP = Pocket Penetrometer, MC = Moisture Content Soil Moisture Condition
Blows/ft. Density Blows/ft. Consistency ASTM D2487 LL = Liquid Limit, PI = Plastic Index Dry: S=0%
0-4 V. Loose <2 V. soft Bedrock Joints Humid: S =1 to 25%
5-10 Loose 2-4 Soft < 5% Trace Shallow = 0 to 35 degrees Damp: S = 26 to 50%
11-30 Compact] 5-8 Firm 5-15% Little Dipping = 35 to 55 degrees Moist: S = 51 to 75%
31-50 Dense 9-15 Stiff 15-30% Some  [Steep = 55 to 90 degrees Wet: S =76 to 99%
>50 V. Densq 16-30 V. Stiff > 30% With Saturated: S = 100%
>30 Hard Boulders = diameter > 12 inches, Cobbles = diameter < 12 inches and > 3 inches
Gravel = < 3 inch and > No 4, Sand = < No 4 and >No 200, Silt/Clay = < No 200




SOIL BORING LOG Boring #: B-2
M M Project: Anew Orbit Project #: #15232
Location: 65 Munjoy Street Sheet: lof1
GEOENGINEERING SERVICES City, State: Portland, Maine Chkd by:
Drilling Co: Summit Geoengineering Services Boring Elevation: Not Available
Driller: C. Coolidge, P.E. Reference:
Summit Staff:  B. Peterlein, P.E. Date started: 10/20/2015 Date Completed: 10/20/2015
DRILLING METHOD SAMPLER ESTIMATED GROUND WATER DEPTH
Vehicle: Tracked |Length: 24" SS Date Depth Elevation Reference
Model: AMS Po AMS Diameter: 2"0D/1.5"ID 10/20/2015 5.4 ft At completion
Method: Auger Hammer: 140 Ib 10/21/2015 5.1ft 2 Hours after completion
Hammer Style: Auto Method: ASTM D1586
Depth SAMPLE Geological/ Geological
(ft.) No. | Pen/Rec (in) | Depth (ft) | blows/6" | Neo DESCRIPTION Test Data Stratum
S-1 24/8 Oto2 3 2-1/2" Pavement
1 2 Brown Silty SAND, little Gravel, trace Ash, moist, FILL
2 loose, SM
2 1
S-2 24/12 2to4 1 Gray Silty SAND mixed with Ash, moist, loose, SM
3 1
1
4 2
5 -
S-3 24/18 5to7 1 Brown medium to fine SAND, little Silt, wet, trace
6 2 Ash, very loose, SM
3
7 6 Strong petroleum odor
S-4 24/20 7t09 7 GLACIAL TILL
8 7 Gray Silty SAND, trace Clay and Gravel, wet, compact,
7 SM
9 10
10
S-5 24/24 10 to 12 12 Olive-gray Sandy SILT, trace Clay and Gravel, dry,
11 19 hard, ML or CL
22
12 22
13
14
15
S-6 24/24 15to 17 17 Same as above, rock in tip of spoon
16 22
19
17 28
End of Boring at 17 ft
18
19
20
21
22
Granular Soils Cohesive Soils % Composition |NOTES: PP = Pocket Penetrometer, MC = Moisture Content Soil Moisture Condition
Blows/ft. Density Blows/ft. Consistency ASTM D2487 LL = Liquid Limit, PI = Plastic Index Dry: S=0%
0-4 V. Loose] <2 V. soft Bedrock Joints Humid: S =1 to 25%
5-10 Loose 2-4 Soft < 5% Trace Shallow = 0 to 35 degrees Damp: S = 26 to 50%
11-30 Compact] 5-8 Firm 5-15% Little Dipping = 35 to 55 degrees Moist: S = 51 to 75%
31-50 Dense 9-15 Stiff 15-30% Some  [Steep = 55 to 90 degrees Wet: S =76 to 99%
>50 V. Densq 16-30 V. Stiff > 30% With Saturated: S = 100%
>30 Hard Boulders = diameter > 12 inches, Cobbles = diameter < 12 inches and > 3 inches
Gravel = < 3 inch and > No 4, Sand = < No 4 and >No 200, Silt/Clay = < No 200




SOIL BORING LOG Boring #: B-3
M M Project: Anew Orbit Project #: #15232
Location: 65 Munjoy Street Sheet: lof1
GEOENGINEERING SERVICES City, State: Portland, Maine Chkd by:
Drilling Co: Summit Geoengineering Services Boring Elevation: Not Available
Driller: C. Coolidge, P.E. Reference:
Summit Staff:  B. Peterlein, P.E. Date started: 10/20/2015 Date Completed: 10/20/2015
DRILLING METHOD SAMPLER ESTIMATED GROUND WATER DEPTH
Vehicle: Tracked |Length: 24" SS Date Depth Elevation Reference
Model: AMS Po AMS Diameter: 2"0D/1.5"ID 10/20/2015 None Caved at 6 ft
Method: Auger Hammer: 140 Ib
Hammer Style: Auto Method: ASTM D1586
Depth SAMPLE Geological/ Geological
(ft.) No. | Pen/Rec (in) | Depth (ft) | blows/6" | Neo DESCRIPTION Test Data Stratum
S-1 24/8 Oto2 2 2" Pavement
1 4 Brown SAND, little Gravel, trace Silt, dry, loose, SP
3 FILL
2 2
S-2 24/0 2to4 1 No recovery, rock in tip of spoon
3 2
2
4 2
5
S-3 24/16 5to7 3 Brown SAND, clean, dry, compact, SP
6 7 MARINE REGRESSIVE
7
7 12
S-4 24/24 7t09 18 Brown SAND, trace Silt, dry, compact, SP
8 21
7
9 14
Olive-gray SILT, little Sand and Gravel, trace Clay, GLACIAL TILL
10 dry, very dense, ML
S-5 24/24 10 to 12 12
11 19
21
12 29
13
14 End of Boring on Auger Refusal at 13.5 ft
15
16
17
18
19
20
21
22

Granular Soils Cohesive Soils % Composition
Blows/ft. Density Blows/ft. Consistency ASTM D2487

0-4 V. Loose] <2 V. soft

5-10 Loose 2-4 Soft < 5% Trace
11-30 Compact] 5-8 Firm 5-15% Little
31-50 Dense 9-15 Stiff 15-30% Some

>50 V. Densqg 16-30 V. Stiff > 30% With

>30 Hard

NOTES: PP = Pocket Penetrometer, MC = Moisture Content
LL = Liquid Limit, PI = Plastic Index

Bedrock Joints

Shallow = 0 to 35 degrees

Dipping = 35 to 55 degrees

Steep = 55 to 90 degrees

Boulders = diameter > 12 inches, Cobbles = diameter < 12 inches and > 3 inches
Gravel = < 3 inch and > No 4, Sand = < No 4 and >No 200, Silt/Clay = < No 200

Soil Moisture Condition

Dry: S =0%
Humid: S =1 to 25%
Damp: S = 26 to 50%
Moist: S = 51 to 75%
Wet: S = 76 to 99%
Saturated: S = 100%




SOIL BORING LOG Boring #: B-4
M M Project: Anew Orbit Project #: #15232
Location: 65 Munjoy Street Sheet: lof1
GEOENGINEERING SERVICES City, State: Portland, Maine Chkd by:
Drilling Co: Summit Geoengineering Services Boring Elevation: Not Available
Driller: C. Coolidge, P.E. Reference:
Summit Staff:  B. Peterlein, P.E. Date started: 10/20/2015 Date Completed: 10/20/2015
DRILLING METHOD SAMPLER ESTIMATED GROUND WATER DEPTH
Vehicle: Tracked |Length: 24" SS Date Depth Elevation Reference
Model: AMS Po AMS Diameter: 2"0D/1.5"ID 10/20/2015 None Caved at 3.8 ft
Method: Auger Hammer: 140 Ib
Hammer Style: Auto Method: ASTM D1586
Depth SAMPLE Geological/ Geological
(ft.) No. | Pen/Rec (in) | Depth (ft) | blows/6" | Neo DESCRIPTION Test Data Stratum
S-1 24/8 Oto2 2 2" Pavement
1 3 Brown SAND, little Gravel and Silt, moist, loose, SM
3 FILL
2 2
S-2 24/12 2to4 2 Gray SILT mixed with Ash, moist, loose, ML
3 3
3
4 4 Olive-brown Sandy SILT, trace rootlets, trace Gravel,
moist, firn, ML
5
S-3 24/8 5to7 7 Brown Gravelly SAND, clean, dry, SP MARINE REGRESSIVE
6 9
14
7 15
8
9
10 GLACIAL TILL
S-4 24/24 10 to 12 11 Olive-gray SILT, little fine Sand and Clay, trace Gravel,
11 24 dry, hard, ML or CL
18
12 27
End of Boring at 12 ft
13
14
15
16
17
18
19
20
21
22

Granular Soils Cohesive Soils % Composition
Blows/ft. Density Blows/ft. Consistency ASTM D2487

0-4 V. Loose] <2 V. soft

5-10 Loose 2-4 Soft < 5% Trace
11-30 Compact] 5-8 Firm 5-15% Little
31-50 Dense 9-15 Stiff 15-30% Some

>50 V. Densqg 16-30 V. Stiff > 30% With

>30 Hard

NOTES: PP = Pocket Penetrometer, MC = Moisture Content
LL = Liquid Limit, PI = Plastic Index

Bedrock Joints

Shallow = 0 to 35 degrees

Dipping = 35 to 55 degrees

Steep = 55 to 90 degrees

Boulders = diameter > 12 inches, Cobbles = diameter < 12 inches and > 3 inches
Gravel = < 3 inch and > No 4, Sand = < No 4 and >No 200, Silt/Clay = < No 200

Soil Moisture Condition

Dry: S =0%
Humid: S =1 to 25%
Damp: S = 26 to 50%
Moist: S = 51 to 75%
Wet: S = 76 to 99%
Saturated: S = 100%




SOIL BORING LOG Boring #: B-5
M M Project: Anew Orbit Project #: #15232
Location: 65 Munjoy Street Sheet: lof1
GEOENGINEERING SERVICES City, State: Portland, Maine Chkd by:
Drilling Co: Summit Geoengineering Services Boring Elevation: Not Available
Driller: C. Coolidge, P.E. Reference:
Summit Staff:  B. Peterlein, P.E. Date started: 10/20/2015 Date Completed: 10/20/2015
DRILLING METHOD SAMPLER ESTIMATED GROUND WATER DEPTH
Vehicle: Tracked |Length: 24" SS Date Depth Elevation Reference
Model: AMS Po AMS Diameter: 2"0D/1.5"ID 10/20/2015 None Caved at 6.2 ft
Method: Auger Hammer: 140 Ib
Hammer Style: Auto Method: ASTM D1586
Depth SAMPLE Geological/ Geological
(ft.) No. | Pen/Rec (in) | Depth (ft) | blows/6" | Neo DESCRIPTION Test Data Stratum
S-1 24/8 Oto2 2 2-1/2" Pavement
1 3 Dark brown SAND, little Silt, trace Gravel, little Ash
4 moist, loose, SM FILL
2 3
S-2 24/12 2to4 4 Black Silty SAND, little Gravel mixed with Ash, damp,
3 3 loose, SM
3
4 2
5
S-3 24/16 5to7 7 Brown to black Silty SAND, little Ash, trace Gravel, Petroleum Odor
6 15 wet, compact, SM
15
7 9
8
9 GLACIAL TILL
10
S-5 24/24 10 to 12 14 Gray Sandy SILT, trace Gravel, trace Clay, dry, very
11 18 dense, ML or CL
27
12 30
13
14
15
S-6 24/24 15to 17 15 Same as above
16 20
22
17 27
End of Boring at 17 ft
18
19
20
21
22
Granular Soils Cohesive Soils % Composition |NOTES: PP = Pocket Penetrometer, MC = Moisture Content Soil Moisture Condition
Blows/ft. Density Blows/ft. Consistency ASTM D2487 LL = Liquid Limit, PI = Plastic Index Dry: S=0%
0-4 V. Loose <2 V. soft Bedrock Joints Humid: S =1 to 25%
5-10 Loose 2-4 Soft < 5% Trace Shallow = 0 to 35 degrees Damp: S = 26 to 50%
11-30 Compact] 5-8 Firm 5-15% Little Dipping = 35 to 55 degrees Moist: S = 51 to 75%
31-50 Dense 9-15 Stiff 15-30% Some  [Steep = 55 to 90 degrees Wet: S =76 to 99%
>50 V. Densq 16-30 V. Stiff > 30% With Saturated: S = 100%
>30 Hard Boulders = diameter > 12 inches, Cobbles = diameter < 12 inches and > 3 inches
Gravel = < 3 inch and > No 4, Sand = < No 4 and >No 200, Silt/Clay = < No 200




Portland Water District

Frowum SeBaco Laigke To Casco Bavr

January 15, 2016

Ransom Consulting, Inc.
400 Commercial Street, Suite 404
Portland ME 04101

Atin:  John Mahoney, P.E.
Re: 65 Munjoy Street -Portland
Ability to Serve with PWD Water

Dear Mr. Mahoney:

The Portland Water District has received your request for an Ability to Serve Determination for
the noted site submitted on December 9, 2015. Based on the information provided, we can
confirm that the District will be able to serve the proposed project as further described in this
letter.

Conditions of Service

The following conditions of service apply:

e It is the District’s understanding that the development of this property includes 8
residential units. New water services may be installed from the water main in Munjoy
Street. The services should enter through the properties frontage on Munjoy Street at least
10-feet from any side property lines. It will be acceptable to install a 4-inch ductile iron
fire service with a 2-inch copper domestic service tapped off the fire service within the
public way. As noted, each service must have valves at the property line for independent
operation.

s Water District approval of water infrastructure plans will be required for the project prior
to construction. As your project progresses, we advise that you submit any preliminary
design plans to MEANS for review of the water main and water service line
configuration. We will work with you to ensure that the design meets our current
standards.

Existing Site Service
According to District records, the project site does not currently have existing water service.

Water System Characteristics

According to District records, there is an 8-inch diameter cast iron water main on the northeast
side of Munjoy Street and a public fire hydrant located 100 feet from the site. Recent flow data is
not available in this area. The most recent static pressure reading was 52 psi on June 1, 2015.

PO - 65 Munjoy Street - Ability to Serve Determination - 2015 Tof2
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65 Murjoy Street January 15, 2016
Portland, ME PWD Ability to Serve Determination

Public Fire Protection

The installation of new public hydrants to be accepted into the District water system will most
likely not be required. It is your responsibility to contact the Portland Fire Department to ensure
that this project is adequately served by existing and/or proposed hydrants,

Domestic Water Needs

The data noted above indicates there should be adequate pressure and volume of water to serve
the domestic water needs of your proposed project.

Private Fire Protection Water Needs

You have indicated that this project will require water service to provide private fire protection
to the site. Please note that the District does not guarantce any quantity of water or pressure
through a fire protection service. Please share these results with your sprinkler system designer
so that they can design the fire protection system to best fit the noted conditions. If the data is out
of date or insufficient for their needs, please contact MEANS to request a hydrant flow test and
we will work with you to get more complete data.

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

Sincerely,
Water District

Design Engineer

PO - 65 Munjoy Street - Ability to Serve Determination - 2015 20f2
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From: David Margolis-Pineo

To: Ethan Boxer-Macomber; Helen Donaldson; John Mahoney; Peter Bass; Philip DiPierro
CC: John Emerson; Shukria Wiar

Date: 1/28/2016 11:52 AM

Subject: Revised approval letter

Guys, | have modified this approval to delete the requirement to install a backflow preventer since your building is on a slab and
the slab elevation is above street level. John Mahoney went over this with me prior and | forgot. Sorry for any inconvenience.
I'm not sending this to everyone except who | feel are the key players. Feel free to forward.  January 28, 2016

RE: The Capacity to Handle Wastewater Flows from 65 Munjoy Street — Eight Unit Residential

Dear Ethan Boxer-Macomber:

The Department of Public Works, which includes the Water Resource Division have reviewed and determined that the
downstream sewers from 65 Munjoy Street has the capacity to convey the estimated 1,380 gallons per day (gpd) of proposed
wastewater which will be generated from this building.

As you may be aware, any addition of wastewater flows in this drainage area will have an impact on CSO discharge volumes.
However, since you are proposing a rain garden infiltration system, additional wastewater volumes will be offset by reductions in
stormwater runoff discharging to the combined sewer system. This system may be eligible for a stormwater runoff credit.

If the City can be of further assistance, please call 874-8850 or 400-6695.
Sincerely,

CITY OF PORTLAND

David Margolis-Pineo

David Margolis-Pineo

Deputy City Engineer

Anticipated Wastewater Flows from Proposed eight Unit Residential:
Four — One Bedroom Units @ 120 gpd each = 480 gpd
Two — Two Bedroom Units @ 180 gpd each = 360 gpd
Two — Three Bedroom Units @ 270 gpd each = 540 gpd

Total: 1,380 gpd

Shukria Wiar

John Emerson, Wastewater Coordinator, City of Portland
Ethan Boxer-Macomber

Peter Bass

John Mahoney
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Neighborhood Meeting Certification

I, Evan Carroll, hereby certify that a neighborhood meeting was held on Thursday, January 21, 2016 at
the Cummings Community Center, 134 Congress St, Portland, ME at 6:00pm.

| also certify that on (date at least ten (10) days prior to the neighborhood meeting), invitations were
mailed to the following:

1. All addresses on the mailing list provided by the Planning Division which includes property
owners within 500 feet of the proposed development or within 1000 feet of a proposed
industrial subdivision or industrial zone change.

2. Residents on the “interested parties” list.
3. Adigital copy of the notice was also provided to the Planning Division (imy@portlandmaine.gov

and ldobson@portlandmaine.gov) and the assigned planner to be forwarded to those on the
interested citizen list who receive e-mail notices.

Signed,

M /t M i

Evan Carroll, AIA, LEED AP BC+D (date)

Attached to this certification are:

1. Copy of the invitation sent
2. Sign-in sheet
3. Meeting minutes

bildarchitecture.com ¢ evan@bildarchitecture.com e (207)408-0168
Page 1 of 1 PO Box 8235, Portland, ME 04104 « 30 Danforth St. Suite 213, Portland, ME 04104
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Neighborhood Meeting Invitation: DATE & LOCATION CHANGE
January 6, 2015

Dear Neighbor:

Please join us for a neighborhood meeting as we share plans for the construction of 8
income restricted condominium units at 65 Munjoy Street in Portland.

This is the second letter for this event as we have had a DATE & LOCATION CHANGE.
Please note the correct date, and location below. We apologize for any inconvenience.

Meeting Location: Cummings Community Center, 134 Congress St, Portland, ME
Meeting Date: Thursday, January 21, 2016
Meeting Time: 6:00pm

The City code requires that property owners within 500 feet (1000 feet for proposed
industrial subdivisions and industrial zone changes) of the proposed development and
residents on an “interested parties list”, be invited to participate in a neighborhood
meeting. A sign-in sheet will be circulated and minutes of the meeting will be taken.
Both the sign-in sheet and minutes will be submitted to the Planning Board.

If you have any questions, please call Ethan Boxer-Macomber at 207-272-8550. Or
email at ethan@anew-development.com

Sincerely,

G A o]

Evan Carroll
Maine Licensed Architect

Note:
Under Section 14-32(C) and 14-524(a)d of the City Code of Ordinances, an applicant for a Level

Il development, subdivision of over five lots/units, or zone change is required to hold a
neighborhood meeting within 30 days of submitting a preliminary application or 21 days of
submitting a final site plan application, if a preliminary plans was not submitted. The
neighborhood meeting must be held at least seven days prior to the Planning Board public
hearing on the proposal. Should you wish to offer additional comments on this proposed
development, you may contact the Planning Division at 874-8721 or send written
correspondence to the Planning and Urban Development Department, Planning Division 4th
Floor, 389 Congress Street Portland, ME 04101 or by email: to bab@portland.gov




65 Munjoy Neighborhood Meeting Sign-in Sheet

Name Address Email
0\ < g s bl £ B i a0 Lot \"'- s Yideshier 2op
cvon (arm 1_} 2 V2T 2% Te T cvatg/ plo aschtecyi? o
= > ALl i f 1 17 1
Soha Moborey, | B ALAC S Bl
‘ "“H’\&*’\ ﬂthﬁ(’/uaLo«\\')E’/ 20 DC(\%”»H& SL-— Suk 23 [elaw Bane s - A g v opmend. con
l q P\J" = I D )| l 4 | 1 in : ]
A Ve . b Mndy Stk lindhelm € inaue <dia
A 121/ / /) - 2
7 4{/_1 ,‘J“?Lf,u W/ }//CW i l\//; ¢S /A" ”-’/*”’ }/v/\ S A hkcowmp w ij i e s
DT L) OLSEN | 32 -z JeReR R X '-§TC_¢K\7.A P ) CAM_L_\ g
il it W - s (S ‘L‘- 2 el 3L7 J eSS CL Q‘)—_‘: : (;(‘\’ A < “BC- @;3,‘# _,\ < U
] e ) -3
/\u {’\LAW (5 B“‘- _ecootein Ca S‘F \u \»\/‘\0&2& \_1 aloo. (oA
’/423(@ i+ Hdlec (1 Mogdtncr S locedadller® coqvicn
Trlic S S BEC et 5 T £/ C STHARK 9(1 Gl
b / B 7
JF){’) (-‘CL / h* L/ ,(/:‘ "_,‘,;;__”,,_{ p J'*wt"\ Ui e f‘_r-vv {{C ] z!’\Cv‘Cf‘\
J g7 ﬂflmr /3 72%/@/*7’( g/'i (C\/WW€/7’“1/< o« 7

Dsqw f“gﬂ/\ff‘:ﬁ/ /Lf ~'CQ*S?‘%—"~ ]/)"Q"— i)ﬂ\,vt-‘_/’ . (4??1*7 -JQG\,J/%J/\&/T@’LL_
/ 7




DIla

ARCHITECTURE ingenuity thoughtfulness empathy
hiats

65 Munjoy Street
Neighborhood Meeting Minutes

6:00pm Thursday, January 21, 2016

Presenting:
e Evan Carroll, bild Architecture (EC)

e John Mahoney, Ransom Engineering (JM)
e Ethan Boxer-Macomber, Adam’s Apple Development (EB)
e Peter Bass, Adam’s Apple Development (PB)

Attendees:

e See attached sign-in sheet (ATT below, unless named)

Meeting Notes:
EC Welcome and agenda
o Intros
o Presentation
o Public Comment
o Done by 7:15pm
o Can stick around for unit sales information

Introductions:
All All presenters and attendees introduced themselves

Team Presentation:
EB General presentation of project
o Ethan has worked on visioning for this block in the past as part of the Adam’s
School Redevelopment Committee initiative.
o Ethan was the project manager and developer at Avesta for the original Adam’s
school condo’s project.
o The parcel for 65 Munjoy was left out of that project, and the City put out an RFP for
the development of the lot.
o The city RFP showed that middle class housing was a council priority.
o The goal of the RFP was to balance number of units with the urban context, so the
RFP preferred a 3-story building over a zoning-allowed 4-story building.
JM Site Presentation:
o lllustrated orientation of project to street, park and neighboring buildings.
o Discussed goals of landscaping, including street trees, parking buffer trees, granite
placement, and patio at rear of building.
o Described drainage philosophy which is to maintain or improve existing drainage
patterns while avoiding use of limited storm-drain infrastructure. This is done
utilizing two rain gardens at the rear of the building.

bildarchitecture.com e evan@bildarchitecture.com ¢ (207)408-0168
Page 1 of 3 PO Box 8235, Portland, ME 04104 30 Danforth St. Suite 213, Portland, ME 04104
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The rain gardens and the patio at the rear of the building provide a private space

that is also oriented to the existing city park.
Explained that parking is in a six-space open sided carport with two uncovered
spaces, and that zoning only requires 5 spaces.

EC Building Design Presentation:

O

The proposed building will have (4) one-bedroom units, (2) two-bedroom units, and
(2) three-bedroom units.

Building is based around the use of one stair and efficient layout of spaces around
this stair.

The exterior design concept is in response to the original RFP from the City which
expressed a preference for two separate buildings. The front of the building is
expressed as two facades connected by a third material. The two facades are
proportionally designed to evoke the common triple decker apartment building.
The building detailing is more contemporary with the use of rough cut natural cedar
as an authentic material.

The front entrance faced the street and has three steps to the front door as is
common throughout the neighborhood. The steps are sheltered by a canopy which
is also common for neighboring porches.

The parking for cars and bicycles is found in the open car port where the functional
entrance is accessible and goes directly to the main stair.

The building height of three stories is common in the neighborhood which generally
ranges from 1 'z stories to 4 stories.

ATT  /Public Comment (ATT used when source of comment was not noted)

(0]

Jan:  She plans to make a decision whether or not to purchase her condo this
evening and feels that she will not do so, and will move out of town as a result of
the 65 Munjoy project occurring.
Jan:  Parking is a major concern with this project as it removes and does not
replace parking ban spaces. Couples need to each have their own car and as such
the project isn’t providing enough parking spaces for tenants.

= EB: We believe that the parking may not even be fully utilized.
Jan:  The proposed building will be directly outside Jan’s back window, reducing
her sunlight and privacy. (After the formal neighborhood meeting was completed,
EC and Jan looked at the shadow study together and discovered that her kitchen
window was no affected in the summer, and was shaded in mornings in the winter.
This was less shading than she had feared.)

= EC. Wecan look at the shadow study after the meeting if you would like.
Jan:  When the original Adam’s School row houses were built a cloud of dust
covered her vegetable garden. Please strive to prevent this from happening during
construction.
Eric:  Don’t like square windows, which seem to be out of context with traditional
window proportions.
Eric:  Building doesn’t need three siding colors. It's too small.

= EC: Similar comments were provided by the City.
Liv: Glad that parapet height is minimal. A project near Liv has a very tall
artificial parapet.

bildarchitecture.com e evan@bildarchitecture.com ¢ (207)408-0168
Page 2 of 3 PO Box 8235, Portland, ME 04104 30 Danforth St. Suite 213, Portland, ME 04104
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o Jamie: Will anything be done with the “mound” portion of the park? It was never

intended to be green space.
= EB: No, it wasn’t part of the RFP.
o Doug: Can you talk further about the “toxic” site cleanup?

= EB: The saoils are not “toxic.” Based on the environmental sampling
information available, these soils are considered Special Waste and not
Hazardous Waste. They contain ash, petroleum products and metals from
previous uses of the site. The soils will be remediated under VRAP (Voluntary
Response Action Program) Agreement. Excavated soils will be removed
from the site and cleaned/disposed of according to applicable State and
Federal regulations. Soils that remain onsite will be capped with clean fill or
pavement and covered with a geotextile warning layer to make future
excavators aware that they are entering contaminated soils. Public notices
and public comment will be part of this process as well.

o ATT: Clapboards and/or cedar shakes are preferred over board and batten.

o Jamie: In favor of this project. Housing is better than parking. The active entry with
bench and canopy makes for a welcoming entrance. Canopy supports seem too
thin, while ones on Avesta project are huge.

o Rita: Canopy posts could be pre-manufactured round columns.

o Eric:  The project should be either more contemporary or more traditional. What
about bay windows? Perhaps add more window articulation.

o Jocelyn: How much will the units cost?

» EB: Condo prices may range from mid-200k to low-300k. Condo prices
are based on what people can afford at certain income levels compared to
the Area-Medium-Income.

bildarchitecture.com e evan@bildarchitecture.com ¢ (207)408-0168
Page 3 of 3 PO Box 8235, Portland, ME 04104 30 Danforth St. Suite 213, Portland, ME 04104
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Response to Comments: 65 Munjoy Street Condominium Development

Date: January 27, 2016

Comments Submitted by: Nell Donaldson, Planning Division on 2015-12-31
1. Provide turning templates showing access to parking spaces.

Response: See response to comments by Tom Errico the City’s
consulting Traffic Engineer.

2. Provide graphic depicting accessible route from sidewalk. In revised plans, show
ADA accessible parking spaces as well. Additional comments on the ADA
access may be forthcoming

Response: The ADA route from the sidewalk to the building is shown in
the attached sketch: 65 Munjoy-ADA Access from Sidewalk as well as on
the site plan C-1. As indicated by the spot elevations, the grades will be
less than 2% in all directions along the entire route. The parking spaces
on either side of the 5’ isle are geometrically compatible with providing
ADA parking accommaodations for physically challenged condominium
residents and will be designated to physically challenged condominium
residents as applicable.

3. What will prevent parked cars from encroaching on utility closets or rear door?

Response: Concrete wheel stops will be installed at the end of the
parking spaces as shown on the civil drawings.

4. Street tree standard for multi-family (TM 4.6.1):1 tree/unit in ROW - 8 required,
1 provided, 1 existing. Contribution for 6 remaining.

400 Commercial Street, Suite 404, Portland, Maine 04101, Tel (207) 772-2891, Fax (207) 772-3248
Pease International Tradeport, 112 Corporate Drive, Portsmouth, New Hampshire 03801, Tel (603) 436-1490
12 Kent Way, Suite 100, Byfield, Massachusetts 01922-1221, Tel (978) 465-1822

60 Valley Street, Building F, Suite 106, Providence, Rhode Island 02909, Tel (401) 433-2160

2127 Hamilton Avenue, Hamilton, New Jersey 08619, Tel (609) 584-0090

www.ransomenv.com



Response: We are proposing to install 5 trees at the end of the driveway
on adjacent City land, which currently functions as a public park. We are
asking that these trees be considered as a contribution. This would leave
a contribution of 1 tree remaining, which could be addressed by planting
an additional tree on City land or paying into the tree fund at the City’'s
discretion.

5. OHE to property to south appears to cut through proposed building. Please
provide alternative in revised plans.

Response: A conceptual alternative alignment has been provided on the
revised civil plans.

6. Electrical service also appears to conflict with the existing street tree.

Response: The electrical service alignment has been adjusted to avoid
this conflict. Good catch, thank you.

7. Need PWD capacity, DPW capacity
Response: PWD capacity has been provided. We have not heard back
from DPW.

8. Is cobrahead necessary? Or could this be removed in favor of site lighting?

Response: The cobra head is not necessary for our needs. It is our
understanding that the City’s preference is to remove this streetlight and
the plans have been adjusted to indicate this.

9. Waivers
o Aisle width
. Parking space dimensions

Response: See response to comments by Tom Errico, the City’s
consulting Traffic Engineer.

10. Additional Submittals Required

. Distance to Property lines (front and sides)
. Material on driveway
o Width of sidewalk

Response: The site plan (C1) has been revised to include the
above information.

11. Zoning
Distance to Property Show full height on elevations (i.e. include distance from
ground to FFE)

Ransom Project 15106001 Page 2
0:\PLAN\S DEVELOPMENT REVIEW\LDev Rev Projects\Munjoy Street - 65 (8 unit condominium)\1. Submittals\2.
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Response: The distance from ground to FFE has been included in the
revised architectural drawings.

12. Easement
C2 notes need for temporary “‘grading license’ for grading to swale and catch
basin at rear of site. Landscaping plan also shows note reading —*work with city
arborist to finalize plant selections in this area’. An easement may technically be
required pending further discussion with DPS.

Response: We are committed to working with the City to develop the
appropriate legal vehicle in order to facilitate the proposed grading and
planting.

Comments Submitted by: by Tom Errico on 1/7/2016

1.

4.

| find the driveway width and location to be acceptable.
Response: No response necessary.

The applicant notes conducting an auto-turn analysis for accessing the parking spaces.
The analysis should be provided. The applicant also references a similar parking layout
on Lafayette Street for documentation of vehicle circulation adequacy. | did conduct a
field review of the Lafayette Street site and vehicle circulation is constrained. In addition
to providing the analysis information, |1 would like to request a field meeting with the
applicant at the Lafayette Street site.

Response: On Wednesday, Janyary 20, John Mahoney and Tom Errico met in
the parking lot at 65 Munjoy Street to field test the parking accommodations
proposed for the development. The proposed parking geometry was “mocked up”
using spray paint, cones and parked cars to simulate actual parking conditions.

Tom tested the parking accommodations with his personal vehicle and found the
proposed dimensions were acceptable with the following modification:
Approximately two thirds of the driveway (isle width) will be widened from 18’ to
19’ as show on Sheet C1.

Additionally, the consensus was agreed that a presentation of a turning template
analysis would not be required.

The site plan locates the narrowest parking space in a location where the building column
will constrain vehicle maneuvers. | would suggest that the narrow space be located
without building column interference.

Response: The narrowest parking stall has been relocated as shown on Sheet
C1.

I support a waiver for the non compliant dimensional parking spaces.

Ransom Project 15106001 Page 3
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Response: Thank you

5. Backing maneuvers onto Munjoy Street will be required. | support this condition given
low traffic speeds and volumes on Munjoy Street.

Response: Thank you

6. 1am reviewing ADA accessibility compliance as it relates to access from the public
sidewalk and will provide comments in the future.

Response: No response required.

Comments Submitted by: by Dave Senus on 1/7/2016

1) a) Basic Standards: Additional notes and details should be provided to address erosion and
sediment control requirements, inspection and maintenance requirements, and good housekeeping
practicesin accordance with Appendix A, B, & C of MaineDEP Chapter 500. Specific attention
should be paid to controlling the tracking of silt and mud onto the City roadway. The plans should
include a requirement for frequent street sweeping of Munjoy Street (currently called out as “May
Street” in the note on C2). Temporary catch basin inlet protection (silt sacks) should be installed
at the catch basins downhill of the site, both at the corner of Munjoy & Wilson and at the field
inlet within the park.

Response: The plans and notes have been updated to address the above comments.

1) b) General Standards: The project will result in a net decrease in impervious area of
approximately 1,300 sq ft, as such, the project is not required to include stormwater management
features for stormwater quality control. The Applicant has proposed to construct three rain
gardens to capture and infiltrate stormwater runoff, along with a pervious paver patio area to
infiltrate stormwater that falls onto the patio surface. We find this to be an acceptable approach
for stormwater management for the site.

Response: No response required.

1) ¢) Flooding Standard: The project will result in a net decrease in impervious area of
approximately 1,300 sq ft, as such, the project is not required to include stormwater management
features for stormwater quantity control. The Applicant has proposed to construct three rain
gardens to capture and infiltrate stormwater runoff, along with a pervious paver patio area to
infiltrate stormwater that falls onto the patio surface. These measures will help to further reduce
runoff from the site; as such, we find the project to be in conformance with the Flooding
Standard.

Ransom Project 15106001 Page 4
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Response: No response required.

2) The The Applicant has requested letters from utilities confirming capacity to serve the
proposed development; evidence of confirmation of capacity to serve the proposed development
should be provided upon receipt.

Response: See response to Comment #7 from Nell Donaldson.

3) The In accordance with Section 2.6.9 of the City’s Technical Manual, all new (sewer) laterals
connecting to a combined sewer system shall have a back water valve. The back water valve
should be located on private property and a detail should be provided.

Response: Based on additional discussion with David Pineo and conditions specific to
this site, a back water valve will not be required at the 65 Munjoy development. See
attached email from Dave.

4) Runoff from the driveway area will enter a raingarden that is situated approximately 2.5 lower
in elevation than the adjacent driveway grade through a break in a retaining wall. A detail should
be provided to show the interface of the wall/inlet into the raingarden.

Response: A detail has been provided.
5) A detail should be provided for the proposed retaining wall.
Response: A detail has been provided.

6) The intent of having a “swale” within the tree lined vegetated strip between the driveway and
the western property edge is unclear. The tree plantings in this location and snow storage is likely
to impede drainage.

Response: The intent of the “swale” along the tree lined strip at the western edge of the
property is to direct snow melt from the snow storage area onto City property (where it
currently drains to) rather than onto adjacent residential property. Also a small portion
(approximately 20%) of the proposed driveway will drain to this area. This area will see
very little runoff from the proposed development and no runoff from offsite. While it is
true that the trees and snow will impede drainage somewhat, we do not anticipate any
issues because the drainage area is very small and concentrated flows are unlikely to
develop.

7) Pavement saw cut lines should be shown for the utility connections within Munjoy Street.
Response: Pavement saw cut lines are now shown on the civil drawings.

8) As noted on the plans, additional coordination is needed to re-route overhead utilities that cross
the property to provide service to the adjacent, abutting properties.

Response: No response is necessary.
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Comments Submitted by: by Jeff Tarling on 1/11/2016

1. Overall the landscape plan works for this site. To meet City landscape standards the
proposed 'Green Pillar' Oak should be 2" caliper vs 1.5". They could use "Regal Prince'
variety of upright Oak also for the same effect with perhaps a better cultivar.

Response: The landscape plan has been adjusted to indicate 2" caliper trees
and the suggested cultivar.

2. The sidewalk tree cut out should be rectangular in shape with a minimum width of 3.5'
depending on ADA sidewalk requirements between back of sidewalk and the tree. Ideally
we would like to see 4' width tree pit; the length should be roughly 7'.
Response: The tree pit has been adjusted to be 7’ long by 4’ wide.

3. Proposed landscape work in or near the Adams School "Park / Playground" can be
reviewed as suggested in the Plan Notes. We like the native Little Bluestem grasses over
the Switchgrass as a start.

Response: Final design and installation of landscaping work will be coordinated
with the City and City Arborist. We look forward to a collaborative process.

Comments Submitted by: by Jeff Tarling on 1/11/2016

1. The Subdivision Plat dated 12 10 2015 looks good and the bearings and distances match
the metes and bounds description | prepared on October 9 2015.

Response: No response necessary.

2. Might want to add the basis of the elevations on the Site Plan as revised through 12 11
2015.

Response: The basis of elevations has been added to the site plan.
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