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March 14, 2006
Bill Needelman

City of Portland

389 Congress Street

Portland, ME  04101

Re:  The Longfellow at Ocean Gateway

Major Site Plan Review - Additional Information
Dear Bill:

On behalf of Riverwalk, LLC, we are submitting 9 copies of additional information in support of the Major Site Plan and Subdivision Application for The Longfellow at Ocean Gateway, originally submitted December 16, 2005, to be used in Planning Board review.  These documents were prepared in accordance with Chapter 14, Land Use, of the Code of Ordinances of the City of Portland, Maine, and meet the applicable sections of the City of Portland, Maine Technical and Design Standards and Guidelines adopted September 1987, last amended March 2000.  In addition, these documents address the project’s compliance with Portland’s Eastern Waterfront Master Plan and Design Guidelines, dated June 3, 2002.  The additional information that follows has been organized by section within the Application.
Table of Contents
A revised Table of Contents has been included with this letter.  Please replace the Table of Contents (Pages i – iv) in the Application binder with the revised Table of Contents attached. 
Section 1 – Development Description

Section 1.4.3 – Longfellow Garage: The name for the parking garage referred to in the Application as “The Longfellow Garage” has recently been changed after conversations between the developer and the City of Portland.  The new name for the structure will be “The Ocean Gateway Garage”.  Please note that references to “The Longfellow Garage” in the Application shall now be referred to as “The Ocean Gateway Garage”.
Section 1.5 – Attachments: 
Carroll Associates has revised the Landscaping Plan that was provided as an amendment to the application on December 27, 2005.  The revised plan has been separated out into two plan sheets for clarity.  Please replace the Landscaping Plan, L-1.0, with the three enclosed Landscaping Plans, L-1.1, L-1.2 and L1.3, within the attachments binder (Attachment A) of the application.
The Architectural Team has prepared full size plans (24” x 36”) displaying Elevations of the Longfellow Residences and Retail Building and the Grand Trunk building, along with reduced size (11” x 17”) revised floor plans, elevations and renderings.
· The six full size elevations (AE.1-AE.6) should be added within the attachments binder (Attachment A) of the Application.
· The fourteen reduced size (11” x 17”), revised title sheet and floor plans should replace the set dated December 16, 2005 within attachments binder (Attachment A) of the Application.
· The fifteen reduced size (11” x 17) elevations, sections and renderings should be added to the attachments binder (Attachment A) of the Application.

Scott Simons Architects has prepared full size plans (24” x 36”) displaying Elevations of the Ocean Gateway Garage and the 25 India Street Office and Retail building, along with reduced size (11”x17”) elevations and renderings.

· The four full size elevations (A201 Offices, A201 Garage, A202 Garage & A903 Garage Retail) should replace the respective elevations dated November 30, 2005 in the attachments binder (Attachment A) of the Application.

· The four reduced size (11” x 17”) elevations (A201 Offices, A201 Garage, A202 Garage & A903 Garage Retail) should be added to the attachments binder (Attachment A) of the Application.

· The ten reduced size (11” x 17”), color renderings should be added to the attachments binder (Attachment A) of the Application.

A photometric plan for The Ocean Gateway Garage has been developed and is attached to this letter.  Please add this plan to attachments binder (Attachment A) of the Application.
Section 5 – Off Site Facilities

Section 5.3.3 – Attachments: A Traffic Impact Study, dated March 2006, has been completed for The Longfellow at Ocean Gateway by Gorrill-Palmer Consulting Engineers, Inc.  Copies of this Traffic Impact Study are included with this letter.  Please add a copy of the Traffic Impact Study to the end of Section 5 of the Application.

Section 11 – Environmental and Historical Considerations
Section 11.2 – Wildlife and Fisheries: Woodard & Curran is in receipt of a letter from the Department of Inland Fisheries and Wildlife, who has conducted their review of the project and determined that there are no known essential or significant wildlife habitats, nor any documented occurrences of rare, threatened or endangered species at or adjacent to this property.  The Department concludes that, considering the current extent to urban development, the project would have minimal impact on regional wildlife resources and management goals.

Section 11.2.1 – Wildlife and Fisheries Attachments:

Letter from the Department of Inland Fisheries and Wildlife to Woodard & Curran, dated January 13, 2006, reviewing the project for Significant Habitat and Rare, Threatened or Endangered Species

Please insert the enclosed letter response at the end of Section 11 of the Application.

Section 15 – Conformance with the Master Plan for Redevelopment of the Eastern Waterfront and Design Guidelines for the Eastern Waterfront

To assist the Planning Board in reviewing the project, enclosed is an additional section to be added to the Application as Section -15 - Conformance with the Master Plan for Redevelopment of the Eastern Waterfront and Design Guidelines for the Eastern Waterfront.  This section addresses each of the applicable development consideration and challenges identified in the Master Plan and each of the design guidelines identified in the Design Guidelines document.  Please insert the enclosed section at the end of the Application as Section 15.

Comments and Responses – Planning Board & Public
In addition to the above mentioned supporting information, Riverwalk, LLC and its design team has received a number of comments regarding the design of the project; these originate from the February 7, 2006 Workshop, as well as during other presentations of the project to neighborhood associations.  With regard to comments received to date from the Planning Board and the Public, we have listed each comment as we understand it with a corresponding response.
Comment:  How are the eastern waterfront design guidelines applicable to the Longfellow at Ocean Gateway development, particularly the Longfellow parking facility which is to be developed in the B-5b zoning district?

Response:  The eastern waterfront design guidelines apply to the B-5b zone for the Ocean Gateway Garage only in a manner consistent with the new B-6 zoning district language.  The Ocean Gateway Garage design presented to the Planning Board fully meets the spirit, intent and technical requirements of the B-5b and B-6 zones, eastern waterfront master plan and the design guidelines related thereto

To understand how the eastern waterfront design guidelines apply requires a brief discussion of the language of the B-5b zone and history of the guidelines and B-6 zone. 

The Longfellow Parking Garage will be sited wholly within the City’s B-5b Zone, which was created in 2005 based on the old B-5 zone language.  Very few changes were made to the language of the old B-5 zone.  Within the B-5b zoning district, “off street parking and garages” are permitted uses pursuant to section 14-230.1(a)(13).  

With respect to the dimensional requirements for parking garages in the B-5b Zone, Section 14-230.4(3)(a) specifically provides that except “in the B-5 zoning district located between Forest Avenue and Franklin Street,” there are no maximum or minimum street setbacks, lot sizes or frontages.  

Under section 14-230.4(f), the maximum building height is 65 feet, within which height the garage has stayed.  Section 14-230.4(g) specifically provides that there are no minimum building heights for parking structures. Finally, there is nothing in the B-5b zone language that requires any retail, commercial or other active, non-parking use along the street frontage of parking facilities.  

The eastern waterfront design guidelines were promulgated in January 2002.  The guidelines generally apply as 1) an evaluative framework for this project and 2) as a basis on which future zone changes were to be made {emphasis added.}.  Both of such applications of the guidelines were frequently discussed between Riverwalk and the City during 1) the two and a half years of the Longfellow’s RFP process and 2) during the creation of the B-6 zone language.  

Among other things directed at parking facilities, the guidelines clearly express a goal for a parking facility to possess active uses and streetscapes to a level of two stories on primary streets and one story on secondary streets.  The goal was expressed in plain terms but, as with all other aspects of the guidelines, this goal ignored the impact of such things as zone allowed setbacks, grade changes, economic or practical limitations etc.  

We believe the Ocean Gateway Garage has been designed to fully meet the design guidelines in all respects other than the active use streetscapes, but such active use guidelines were modified in their application to the garage.  The accepted reason they do not meet the active streetscape guidelines is set forth in greater detail below.

Although the active use streetscapes within the guidelines met the goals of the master plan, when we, parking engineers and the City staff applied them to multi-story parking structures, the economic, operating and construction limitations related to such active use streetscapes became readily evident.  That recognition by the City caused them to immediately re-write the B-6 zone language, a zone that covers the balance of the eastern waterfront, all of which is subject to the same guidelines. 

In its new B-6 zone created and adopted in 2004 and revised again in January 2006, the city recognizes in describing the purpose of the B-6 zone in section 14-268 that …”the zone promotes a range of uses……and shared use of parking infrastructure as recommended in the eastern waterfront master plan….”

The new B-6 Zone allows structured parking facilities as a conditional use under section 14-270(b).  More importantly, however, even with the guidance provided by the master plan and design guidelines, the new B-6 Zone did not fully adopt the design guidelines related to parking structures and only requires first floor retail therein.  And yet, the rules also provide multiple waiver provisions to this first floor rule.  The waiver provisions recognize the many economic, construction and practical limitations to creating active uses in front of, within or surrounding a multi-level parking structure.  

Throughout the RFP process and our team’s long involvement with the City, Riverwalk and its engineers were actively involved in the development of these rules, and wavier provisions, in light of our knowledge of what this could mean for the Ocean Gateway Garage and other parking garage development in the new B-6 zone.  We related our concerns to the city staff and city council, and they understood and incorporated such realities into the new zone language.  

We would note, that the City expressly did not change the B-5b zone to include the B-6 concepts, because 1) to do so would have changed too many areas of the city subject to such B-5b zone and 2) the City planning staff agreed to apply the eastern waterfront design guidelines to the Ocean Gateway Garage in a manner consistent with the new B-6 zone without the necessity of seeking the waivers required by the B-6 zone language.  In other words, the City staff agreed to apply a slightly more rigorous standard to the B-5b zone, but certainly not higher than the B-6 standards.

The following will help illustrate some of the substantial difficulties of applying the original guidelines to parking facilities.  

Structured parking has completely different floor plate heights than retail, commercial or residential uses.  Moreover, such active uses have completely separate security and safety needs.  Accordingly, the elevators and stair towers of a parking facility cannot also be used in the active uses suggested by the design guidelines.  The cost to create two more stair towers in the active retail use and an additional elevator tower were immediately recognized as prohibitive.  

The addition of active uses abutting or above the first floor was recognized as requiring the addition of firewalls, ventilation and fire suppression systems on all the decks affected by such use at prohibitive additional costs.  

The enclosure of a parking structure by active uses makes it far less open, naturally lit, safe and secure for the public.  The public, professional and engineering feedback and empirical evidence from other parking facilities is that parking structure usage is greatly reduced (to the permanent harm of the garage and redevelopment of the area) when the facility becomes diminished by these four key operating criteria.

The size of development parcels in this type of an urban area is limited.  Consequently, multi-story liner buildings are almost always non-economic and heavily subsidized by the municipality.

Although there were other limiting factors discussed, these are the primary ones that City staff and the City Council recognized when drafting and adopting the B-6 language.

In short, the City recognized that the aspirational design guidelines for the eastern waterfront were not practical or workable in all respects when applied to multi-story parking facilities.   As a result, the B-6 language was drafted with less rigorous requirements and multiple, reasonable waiver provisions.  In point of fact and as noted earlier, the B-6 language was written in express recognition of the difficulties that the Ocean Gateway Garage would face if the design guidelines were applied to it during the permitting process.  

Put another way, during the 2 and a half years of the RFP process, it was expressly stated and understood that although the B-6 zone would not apply to the Ocean Gateway Garage, because it is sited in the B-5b zone, the application of the eastern waterfront design guidelines would only be applied to the garage in a manner consistent with the new B-6 zone language.  

As a result, there was to be no active use along Middle Street because of the setbacks from the street, no active use along upper Hancock Street extension because of the material grade change, and only a one story future retail storefront along Fore Street to be constructed …. “no later than full leasing of all retail spaces on the Property,” as provided in the Purchase and Sale Agreement, section 9(c) thereof.  

We would note that despite the maximum one-story height in the B-6 language, Riverwalk has offered and intends to develop the retail storefronts along Fore Street in an architectural and aesthetic manner that exceeds the one story retail requirement.  Riverwalk will create a two story exterior façade that appears from the exterior to be architecturally two floors, but which on the interior is cathedral ceiling space.  The second floor component of this cathedral space will not attach to the second floor area of the garage, but rather will gradually slope towards the ceiling of the first deck of the garage.  This design creates a higher quality streetscape experience, but at the same time will not require a second floor fire wall, fire suppression or ventilation system.  A first floor fire wall, fire suppression system and ventilation system will all be required when this retail space is built and all the utilities for such systems will be stubbed in during the initial construction of the garage.  

In summary, the design presented to the Planning Board fully meets the spirit, intent and technical requirements of the B-5b and B-6 zones, eastern waterfront master plan and the design guidelines related thereto.

Comment: Provide an overlay of the Ocean Gateway and Longfellow site plans so planning board can see how they interrelate, particularly is it relates to pedestrian use.
Response: This figure shall be presented to the Board at the next workshop.
Comment: Clarify the standards applicable to this development, how those standards apply to this development and how the development meets them.
Response: Included with this letter is a newly drafted Section 15 of Site Plan Application, entitled Section 15 – Conformance with the Master Plan for Redevelopment of the Eastern Waterfront and Design Guidelines for the Eastern Waterfront.  In addition, we have been working with Planning Staff to clearly identify the project’s conformance with the Site Plan Standards and have provided a narrative for Planning Staff for use in preparing the Planning Board Report.
Comment: There is concern about losing the view of the Grand Trunk office building as one proceeds south on India Street.

Response: The B-6 zone has a maximum 10’ street line setback that will impact the view of the Grand Trunk office building; therefore, the project, in keeping in conformance with the zoning requirement, will limit the view of this building.  The project does, however, seek to both preserve and enhance the Grand Trunk building façade.

The project has undergone several recent changes to the originally proposed India Street townhouse wall to create a strong and new street wall along India Street.  The Grand Trunk building will continue to have a prominent visible presence from the Commercial Street direction as well as from the Ocean Gateway site.  The project seeks to maintain the visible presence of Casco Bay and the Fore River when evaluating the view corridor as seen looking down India Street.  Streetscape renderings shall be presented to the Board at the next workshop, which will allow the Board and the public to achieve an idea of the future view corridor in this area.
Comment: Contact owner of the Micucci parcels to determine if an easement can be obtained for access to the service corridor between the office building and parking facility, and determine if access from this direction is feasible from a traffic flow and turning radius standpoint.

Response:  Mr. Bruce Micucci was contacted on February 23, 2006 by Riverwalk, LLC.  After some discussion, Mr. Micucci stated that for many reasons, the Micucci family is not interested in this alternative in any manner.  Even if the Micucci family had been interested in this proposal, both the Micuccis and the applicant, Riverwalk, LLC, do not think the access to the alley from the Micucci site is a good idea for the following reasons.

· Access to the alley will be more difficult backing up through the Micucci parking lot and turning, especially if the lot is full of cars

· Micucci will not grant a long term easement because it would eliminate the opportunity for them to build out their lot

· Access from the Micucci lot is about 4'-6" higher in elevation then the lower floor level.  This would present an issue with regard to the change in grade.

· If the project did construct a Micucci side access there would still be the need for 10'-0 clear between the buildings.

In this case, the project has proposed to add an architecturally appealing fence and/or gate at the sidewalk edge to hide the alley from the street.  There would be a large gate for the trucks and a smaller door for pedestrians exiting from the fire stair.
Comment: Provide images with far greater detail of building materials and views of the buildings from all sides.

Response:  The project team has prepared elevations and renderings from multiple views that include a greater level of detail with regard to building materials.  These graphics have been attached with this letter and will be presented along with material boards at the next workshop.
Comment: Provide images of streetscapes from all views to reflect pedestrian experience, human scale of development and consistency with master plan.

Response: Graphics displaying streetscapes along Hancock, Fore, India, and Commercial Street extension have been attached with this letter.
Comment: Provide calculation of parking utilization for the project with count of surplus spaces.

Response: Section 5 of the Application package (dated December 16, 2005) included a narrative regarding parking utilization.  Additionally, parking utilization has been addressed within the Traffic Impact Study, dated March 10, 2006, attached to this letter.  Please append the Traffic Impact Study to the Site Plan Application.

Comment: Contact Portland Metro regarding mass transit and its potential uses at the site.

Response: The developer, Riverwalk, LLC, contacted Peter Cavanaugh at Portland Metro on February 28, 2006.  At this time, Metro has indicated that they have no need or interest for any mass transit uses within the project.  Riverwalk has related to Metro that they will be flexible and receptive about future potential alternative uses that might augment mass transit in the area.
Comment: Provide parking facility roof lighting plan.

Response: A parking facility roof lighting plan has been prepared and is attached with this letter.

Comment: Provide a snow removal plan narrative for the garage.

Response: Snow removal will be contracted out to third party snow removal service providers, and will consist of 4-wheel drive pickup trucks with rubber base plow blades, bobcats and front end loaders as needed. Light snow cover on the roof level will be plowed into designated holding areas on the inside wall of the roof level to control runoff into the interior roof drains and to allow for maximum utilization of parking spaces after plowing. Heavy snow storms that result in significant snow on the roof and all other levels will be removed via bobcats and trucks to offsite legal disposal areas.

Comment: Provide streetscape views of the retail store fronts and two-story tall windows for the parking facility.
Response: The views of the retail space have been revised to make them more compatible with the Eastern Waterfront Guidelines and the concerns that were expressed. Specifically, the span of glass has been reduced in half between brick columns (thereby doubling the number of brick columns/piers), so they are similar to the office building retail floor.  Revised views of this space have been attached with this letter.
Comment: Provide detail on future use of Hancock and Middle Street vacant lot.
Response: One potential for an anticipated future use of the vacant lot is a building that will house market rate apartments.  Preliminary views are attached with this letter. This building, however, is not to be considered by the Board or Staff as being included in this permit application to the City.  A separate permitting review process will be sought for this or any other use, if and when the development of this additional piece moves forward.
Comment: Show how the development will work to minimize the effect of long monotonous walls along the buildings.
Response: The east elevation of the garage has been revised, including more planting and landscaping to visually break-up the wall. For the south wall of the garage, the views of the retail space have been revised to make them more compatible with the Eastern Waterfront Guidelines.  Specifically, the span of glass has been reduced in half between brick columns (thereby doubling the number of brick columns/piers), so they are similar to the office building retail floor.  Additional street trees have been added along Hancock and Commercial Streets to further break up any “monotonous wall” effect produced from the mixed use condominium building.  With respect to the Longfellow Residences, we have used architectural elements such as projecting bays, cornice lines, balconies, recessed balconies and stepped back massing to aesthetically break up the massing and achieve a scale that is both pedestrian friendly and in harmony with the surrounding context.

Comment: With respect to valet parking, please address the following issues: 

· Is it necessary? 

· What are the alternatives?

Response: The valet parking area has always been considered a necessary element of the project’s success to serve the high end restaurant, spa and retail space of the building, as well as to serve the condominium residents that will see it as an attractive asset to their investment.  In response to several concerns raised by Board members relative to better harmonizing the need for valet parking with a strong pedestrian experience, the project team feels that they have produced a good concept for this area that will suit the needs of the development while addressing the concerns of the City related to size, depth and ground finish for this area.  This concept is proposed in the revised Landscaping Plans, L-1.1, L-1.2 and L-1.3, attached with this letter. Should this concept be acceptable to the Board and Staff, it will be incorporated into the final Site Plans.
Comment: Provide alternative plans for designs/murals for the large blank wall on the north side of the parking garage.

Response: The project proposes to create a 70’ x 110’ historic waterfront mural on the north wall of the garage that reflects multiple schooners in Casco Bay in front of Fort Georges.
Comments and Responses – Planning Staff

In addition to the Public Comment, Riverwalk, LLC and its design team has received written comments from Planning Staff regarding the design of the project.  With regard to comments listed in the memo to the Planning Board from Planning Staff dated February 2, 2006, we have listed each comment with a corresponding response.
Comment: Any discussion on design would be served by the future provision of:

1.
Model(s) showing massing of the structures in relation to their context;

2.
Larger scaled colored renderings of the project showing a higher level of detail;

3.
Measured drawings and elevations;

4.
Provision of materials, samples and detail specifications;
5.
Provision of architectural detailing and articulation, particularly at the pedestrian level;
6.
Larger scaled elevations of the Longfellow Residences and Retail building; and

7.
Building façades along Fore Street, with particular attention to the main entrances, parking entrances and service entrances.
Response: 
1.
Models have not been created for the project; however, highly detailed renderings showing the project from all sides including street level views have been created and are attached as part of this submittal.

2.
Larger scaled colored renderings with a high level of detail have been created and are included as part of this submittal.

3.
Measured drawings and elevations have been included as part of this submittal.


4.
Material samples for key exterior finishes shall be presented to the Board at the next workshop.  Samples presented at Workshop will be accompanied with material specifications.


5.
Street level color renderings have been produced to provide “pedestrian level” views of the building materials and finishes, the landscaping and the view corridors at many locations around the project.


6.
Large scale (24”x 36”) elevations of the Longfellow Residences and Retail Building have been created and are included with this submittal.


7.
The building façades along Fore Street are displayed through highly detailed renderings included as part of this submittal.

Comment: Longfellow Residences and Grand Trunk Building – B-6 Zone:
1.
The articulation of the massing of the overall structure needs to be shown in better detail;

2.
The opportunity to maximize the permeability through the site should be explored;

3.
The elimination of the valet parking area in favor of a parking lane should be explored;

4.
The façade of the building at Fore Street, and its main entrance should be shown in detail;

5.
The building edge along Commercial Street Extension should be extended;

6.
Further design resolution and details are needed for the one story building elements that frame the garden courtyard and serve as entrances to the health spa and restaurant.  At the least, these building elements should extend to the sidewalk in order to form a more solid street wall, and should have entrances that are oriented to Commercial Street Extension; and
7.
Details of the proposed skywalk between the Longfellow Residences building and the Grand Trunk Building need to be provided.

Response: 
1.
Highly detailed color renderings and elevations of  The Longfellow Residences and Retail along with the Grand Trunk building have been created and are included as part of this submittal.

2.
Refer to Section 15 of the Site Plan Application (appended to this letter) for the Project’s compliance with the Eastern Waterfront Design Guideline entitled “Open Space and the Public Realm”.  This section addresses the Project’s compliance with guidelines related to Internal Open Space, Internal/External Interplay and Passageways. 

3.
The valet area has been revisited and a design has been resubmitted as part of the amended Landscaping plans (L-1.1, L-1.2 and L-1.3) that are attached with this letter.  The redesigned of the valet area offers a design that is more in line with Planning Staff’s request for a parking lane configuration.

4.
The color renderings and elevations attached with this letter provide a detailed view of the façade of the building at Fore Street.

5.
The building has been designed in a manner that welcomes guests into a large courtyard area, acting as a center point of the development and providing an ideal area for residents, public and patrons of the restaurant, shops and spa to intermingle in a space open to Portland’s waterfront.  The open courtyard area is essential in providing the maximum amount of waterfront view perimeter for the inner condominiums located on the second through six floors.  As such, the building edge cannot be extended along the Commercial Street without significantly compromising the development’s overall design goals. The development, as proposed, provides a design that eliminates the all too common driveway and open surface parking entrances seen along Commercial Street, from India Street east to Custom House Street, and offers an open air courtyard area as a safer solution, benefiting public pedestrians, patrons of the development and residents alike.

6.
The entrances to the one story elements that frame the garden courtyard are oriented to face Commercial Street Extension.  The landscaping and surface finish of the sidewalk in this area will provide direction to pedestrians passing along the street front. 

7.
The skywalk between the Longfellow Residences and the Grand Trunk Building has been further detailed and is shown in the renderings and elevations submitted with this letter.
Comment: Office B-5 Zone

1.
The façade design of the office building appears to be detailed in a manner that is horizontal in orientation.  In keeping with the urban context, consideration should be made to further accentuate the vertical column and/or provide other vertical articulation.

2.
More information is requested on the building entrance and its orientation to the street;
3.
More information is requested on the proposed first floor retail/commercial storefronts;

4.
More information is requested on the proposed building materials; and

5.
More information is requested on the “green roof” system.

Response: 
1.
Additional vertical elements have been added at the street corner and highlighted all the verticals with a darker contrasting red copper material.

2.
Renderings and elevations that provide a greater level of detail related to the building entrance are provided as an attachment to this letter.  The main entrance to both the retail spaces and the offices is located at the corner of India and Fore Streets.

3.
Renderings and elevations that provide a greater level of detail related to the first floor retail and commercial storefronts are provided as an attachment to this letter.  Access to retail spaces will be from the main corner entrances.  This is necessary because of the nearly 4’ change in grade along the India Street building frontage.

4.
Renderings and elevations that provide a greater level of detail related to the building materials have been provided as an attachment to this letter.  Building material samples specific to key exterior finishes shall be presented at the next Workshop. 

5.
The “green roof’ system is no longer part of the project.  A white reflective roofing has been substituted to increase the energy efficiency of the building and reduce the heat island effect.
Comment: Parking Garage – B-5b Zone

1.
More information is requested on propose building materials, and the “green screen”

2.
More information is requested on the “super graphic” on the back of the building; and

3.
More information is requested on the design of the first floor and mezzanine retail space.

Response: 
1.
Renderings and elevations that provide a greater level of detail related to the building materials have been provided as an attachment to this letter.  Building material samples specific to key exterior finishes shall be presented at the next Workshop.

2.
The project proposes creating a 70’ x 110’ historic waterfront mural on the north wall of the garage that reflects multiple schooners in Casco Bay in front of Fort Georges. 

3.
Renderings and elevations that provide a greater level of detail related to the first floor and mezzanine retail space have been provided as an attachment to this letter.  
We look forward to continuing our work with your office and the Planning Board on this project.  Please do not hesitate to contact Woodard & Curran if you have any questions or comments.
Sincerely,

WOODARD & CURRAN INC.

David Senus, PE
Project Engineer
DAS/
203555.05
Enclosures:
-
Table of Contents, 9 copies

-
Landscaping Plans (L-1.1, L1.2 and L-1.3), 9 copies
-
Longfellow Residences and Retail Building
· Six full size elevations (AE.1-AE.6), 9 copies

· Seven reduced size plans- title sheet & floor plans (T1.1 & AP.1-AP.8), 9 copies

· Seven reduced size plans- elevations and sections (AE.1-AE.6 & AS.1), 9 copies

· Fifteen color renderings (11” x 17”), 9 copies

-
25 India Street Office and Retail Building and Ocean Gateway Garage

· Four full size elevations (A201 Offices, A201 Garage, A202 Garage & A903 Garage Retail), 9 copies

· Four reduced elevations (A201 Offices, A201 Garage, A202 Garage & A903 Garage Retail), 9 copies

· Ten color renderings (11” x 17”), 9 copies

-
Ocean Gateway Garage Roof Photometric Plan, 9 copies
· Traffic Impact Study for The Longfellow at Ocean Gateway by Gorrill-Palmer Consulting Engineers, dated March 2006, 9 copies

· Letter from the Department of Inland Fisheries and Wildlife to Woodard & Curran reviewing the project for Significant Habitat and Rare, Threatened or Endangered Species, dated January 13, 2006, 9 copies

· Section 15 – Conformance with the Master Plan for Redevelopment of the Eastern Waterfront and the Design Guidelines for the Eastern Waterfront, 9 copies
cc:
Drew Swenson, Riverwalk, LLC
